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SYNOPSIS

Local Coastal Program (L CP) Backaground Information: The Harbor segment is one of five
Land Use Plan (LUP) segments within the City of Monterey. Each segment’s LUP portion of the
LCP was initially prepared by consultants working for the City; al five have been submitted to the
Commission previoudly for review. The Cannery Row LUP was effectively certified in 1981; the
Skyline LUP segment was effectively certified in 1992. The Del Monte Beach segment resubmittal
will be heard concurrent with the resubmittal of the Harbor segment at the March 2003
Commission hearing.

Note: This LUP resubmittal was heard at the December 2002 hearing, but no action was taken at
that time. At the December 2002 hearing, City staff expressed concern regarding severa of the
water quality policies, especialy the policy requiring that post construction best management
practices be designed to treat the amount of stormwater runoff produced by storms up to the 85
percentile. The City also expressed concern regarding policies that prohibit the development of
private water sources within the urbanized area of the City of Monterey. Since December 2002,
Commission staff has worked with the City’s public works staff to revise the modified water
quality policies to address the City’s concerns while still protecting water quality in the coastal
zone. However, staff is still recommending policies that prohibit development of private water
supplies within the urbanized coastal zone of the City, for consistency with Coastal Act Section
30250(a), which requires that new development be located in areas able to accommodate it or in
areas with adequate public services.

Harbor LUP Content: The Harbor LUP breaks down each issue chapter into four sections:
relevant Coastal Act policies, Existing Conditions, LUP policies, and Proposed LCP
Implementation Measures. Staff is recommending denia of the LUP as submitted for the following
reasons. The City has not updated the background (Existing Conditions) sections of the Land Use
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Plan since they were written in the 1980's. Many major actions or devel opments have taken place
in the intervening years. Hence, the submitted Existing Conditions sections of the Land Use Plan
are in many cases no longer accurate. In addition, because the submitted policies are based on the
submitted Existing Conditions, many of the policies are obsolete. Also, in the intervening years,
water availability in the City of Monterey has become extremely limited. Additionally, in recent
years, the Commission has been requiring more explicit standards in LCPs regarding water quality
and shoreline protection. The submitted policies regarding these two issues are not adequate to
ensure adequate protection of water and shoreline resources.

Since filing of the submittal, Commission staff has worked closely with the City, State Parks, and
the Monterey Peninsula Water Management District, to revise the Land Use Plan to reflect current
conditions. These updates are described in the Modifications Section of this staff report. In
addition, the submitted policies, which were aso written in the early 1980s, have been updated
and new policies have been written to reflect current requirements regarding water quality,
shoreline protection, habitat protection, water resources, etc. Of all the updated policies, those
relevant to water resources (which are severely limited in the City of Monterey) are of most
concern to the City and will likely be the focus of discussion at the Commission hearing.

SUMMARY OF STAFF RECOMMENDATION

Staff recommends that the Commission hold a public hearing and take the following action for the
Harbor segment of the City of Monterey Land Use Plan:

1. Denial of the Land Use Plan as submitted. The recommendation for denia of the
LUP is based on the need for additional or updated Coastal Act policies (which are
cited in each section of the document), the need for an update of many of the Existing
Conditions in the LUP, and the need for deletion of certain LUP policies which are no
longer relevant (usually because they have been implemented) and the need for new
policies that reflect the updated Existing Conditions and the most current interpretation
of the Coastal Act.

2. Certification of the Land Use Plan with Suggested M odifications. Modifications
are grouped by LUP chapters (e.g., Public Access) and then broken into subgroups:
Cited Coastal Act Sections, Existing Conditions, LUP Policies, and Proposed LCP
Implementation Measures. The mgjority of modifications are in the Existing Conditions
and LUP Policies subgroups of the LUP chapters.

SUBMITTED LAND USE PLAN

The Land Use Plan as originally submitted by the City has been sent under separate cover to the
Commissioners and is available for public review at the Commission office in Santa Cruz.

FURTHER INFORMATION
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For further information on the Land Use Plan or the staff report, contact Susan Craig at (831) 427-
4863. Correspondence should be sent to the Santa Cruz district office at 725 Front St., Ste. 300,
Santa Cruz, CA 95060.
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I. STAFF RECOMMENDATION: MOTIONS AND RESOLUTIONS
Staff recommends adoption of the following resolutions:

Resolution .  (Resolution to certify the Harbor area segment Land Use Plan as submitted)

Staff recommends a NO vote on the motion below. Failure of this motion will result in denia of
certification of the land use plan as submitted and adoption of the following resolution and
findings. The motion passes only upon an affirmative vote of a maority of the appointed

Commissioners.
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Motion #1: | move that the Commission certify the Harbor area segment Land Use Plan
for the City of Monterey Local Coastal Program as submitted.

Resolution to Deny Certification: The Commission hereby denies certification of the
Harbor area segment Land Use Plan of the City of Monterey Local Coastal Program for
the reasons discussed below and because the Harbor area Land Use Plan fails to meet
the requirements of and does not conform to the policies of Chapter 3 of the Coastal Act
to the extent necessary to achieve the basic state goals specified in Section 30001.5 of
the Coastal Act; is not consistent with applicable decisions of the Commission which
shall guide the local government in its future actions under Section 30625(c) of the
Coastal Act; and does not meet the requirements of Sections 21080.5(d)(2)(i) of the
California Environmental Quality Act, because there are feasible alternatives or
mitigation measures available that would substantially lessen any significant adverse
impact that the Land Use Plan may have on the environment.

Resolution I1.  (Resolution to certify the Harbor area segment Land Use Plan if modified)

Staff recommends a YES vote on the motion below. Passage of this motion will result in
certification of the Land Use Plan with the suggested modifications and adoption of the following
resolution and findings. The motion to certify with the suggested modifications passes only upon an
affirmative vote of amagority of the appointed Commissioners.

Motion #2: | move that the Commission certify the Harbor Segment of the Land Use
Plan as submitted by the City, if modified as suggested by modifications #1-41 in this
staff report.

Resolution to Certify the Land Use Plan if Modified: The Commission hereby certifies
the Harbor segment Land Use Plan of the City of Monterey Local Coastal Program
subject to the following modifications, and adopts the findings set forth below on the
grounds that, if modified as suggested below, the Land Use Plan will meet the
requirements of conformance with the policies of Chapter 3 (commencing with Section
30200) of the California Coastal Act to the extent necessary to achieve the basic state
goals specified in Section 30001.5 of the Coastal Act; the Land Use Plan will contain a
specific access component as required by Section 30500(a) of the Coastal Act; the Land
Use Plan will be consistent with applicable decisions of the Commission that shall guide
local government actions pursuant to Section 30625(c); and certification of the Land
Use Plan will meet the requirements of Section 210805(d)(2)(i) of the California
Environmental Quality Act, as there would be no further feasible mitigation measures or
feasible alternatives which could substantially lessen significant adver se impacts on the
environment. The suggested modifications to the submittal are necessary to achieve the
basic state goals set forth in Section 30001.5 of the Coastal Act.

The Commission finds that if the City of Monterey adopts and transmits its revisions to
the Land Use Plan in conformity with the suggested modifications, then the Executive
Director shall so notify the Commission.
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Il. SUGGESTED MODIFICATIONS

The Commission suggests the following changes to the submitted Harbor area segment Land Use
Plan are necessary to make the requisite findings. If the local government accepts the suggested
modifications within six months of Commission action, by formal resolution of the City Council,
the Land Use Plan will become effective upon Commission concurrence with the Executive
Director finding that this has been properly accomplished.

Note: The Commission-suggested textual modifications are shown by deleting submitted text
with strikethreugh-and adding text with underline. Required modifications to Figures are
described.

A. Table of Contents, List of Figures, Introduction, and Figure #1
M odification #1.:
Revise Table of Contents as Follows:

Apply consecutive, computer generated page numbers to the Table of Contents and to the
entire LUP document.

-~ APPENDICES

. e . oo I I toria
—Geotechnical Reports-A-1

AB. Wharf Master Plan Public Access/Open Space Policies B-1
BC. Larnd Uses Permitted by the Redevelopment Plan for the

Custom House Redevelopment Project c-1
CB. Wharf Master Plan Permitted Use Policies DB-1

Add an Additional FiguretotheList of Figuresasfollows:
15.  Archaeology and Paleontology

Revisethe Introduction asfollows:

A. Harbor LCP Area

The Monterey Harbor segment of the City of Monterey Local Coastal Program (LCP) is located
between Cannery Row to the west and Del Monte Beach to the east. The Harbor LCP area
includes approximately 115 acres of land fronting on the southern portion of Monterey Bay. Figure
1 shows the Harbor LCP planning area.

Major properties within the Harbor LCP area include Fisherman's Wharf and Wharf #2, the
recreation trail that occupies the former abandened railroad right-of-way along Del Monte Avenue
and Lighthouse Curve to the Seaside city limit line, the Monterey State Historic Park area
including the Old Monterey Custom House, the Heritage Harbor complex near Fisherman's Wharf,
the east and west parcels of the Catellus site (which have been purchased by the City of
Monterey), the Monterey Beach area and Monterey Bay Park (also known as Window on the Bay),

and public parking.
«
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The railroad right-of-way between Cannery Row and Fisherman's Wharf has-been was purchased
by the City of Monterey and the Monterey Peninsula Regiona Park District and has been
developed feruse as a recreational trail. The City of Monterey has purchased the portion of the
railroad right-of-way from the Southern Pacific property to the Seaside city limit line. This
section of the right-of-way is planned for use as a transportation corridor and a portion of the
property has been developed as a reluding-a continuation of the recreationa trail to the Seaside
city limit. Numerous local streets terminate at Del Monte Avenue and thus serve the Harbor area.
Commercial development exists between the former railroad right-of-way and Del Monte Avenue,

across from El Estero Lake and Park just south of the LCP boundary.

Revise Figure#1 (Harbor Coastal Zone Planning Area) asfollows:
Identify Shoreline Park, Catellus sites, recreation trail, Monterey Bay Park, and Monterey Beach
(City and State).

B. Natural Marine Resources and Habitat Areas

Modification #2 - Cited Coastal Act Natural Marine Resources and Habitat Areas Policies
(see page I-A-1 of submittal)

Revise Section 30240 asfollows:

30240 (&) Environmentaly sensitive habitat areas shall be protected against any significant
disruption of habitat values, and only uses dependent on sueh those resources shall be allowed
within such areas. (b) Development in areas adjacent to environmentally sensitive habitat areas
and parks and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade sueh those areas, and shall be compatible with the continuance of sueh those
habitat aress.

Add Section 30107.5 to the Natural Marine Resour ces and Habitat Areas section of the Land
Use Plan, asfollows

30107.5 “Environmentally sensitive ared” means any area in which plant or animal life or their
habitats are either rare or especially valuable because of their special nature or role in an
ecosystem and which could be easily disturbed or degraded by human activities and developments.

Delete Reference to the State L ocal Coastal Program Manual asfollows:

«
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Modification #3 - Update Natural Marine Resources and Habitat Areas EXxisting
ConditionsT ext (see pp. |-A-2 to [-A-5 of submittal):
Delete Introductory Existing Condltlons Paragraph asfollows

Update Marine Resour ces Existing Condition a. asfollows:

a. In the Harbor LCP area, marine resources are confined primarily to the littoral or intertidal zone
and, to a lesser degree, the sub-tidal zone. The highest concentrations of marine life are located in
the harbor itself. The rocky shoreline aong the western shore, as well as the pilings and
breakwater of the Wharf have proved to be |deaI settllng grounds for many algae and |nvertebrate

marine resources: An abundance of sealife exrsts in the harbor despl te intense use by private and
commercial fishing and boating operations.

Update Marine Resour ces Existing Condition d. asfollows:

d. There are many vertebrate species also associated with the marine habitats of the Monterey
Harbor LCP area. Though not as abundant in actual numbers, these animals are much more visible
than their invertebrate counterparts. Sea birds such as the Brandt's Cormorant, Western Gull,
Cdlifornia Gull, Common Murre, and the endangered Brown Pelican are all common sights
throughout this area. Harbor seals, California sea lions, and Steller sea lions can often be
observed from the wharves and breakwaters competing for the abundant supply of fish throughout
the harbor. The California sea otter, an endangered species, aso frequents the Monterey harbor,
feeding primarily on shellfish.

Update Marine Resour ces Existing Condition e. asfollows:

e. A large variety of algae species grow on the rocks and pilings of the harbor. Green algaeisthe
most common in the upper intertidal zone, while the red and brown algae occupy the middie and
lower zones. Kelp beds, which are prevalent throughout the Monterey area, are found within the
Harbor and also east of Wharf #2 hay /ery t

for rock fISh bass, and cod, which

Th kelg beds prowde habltat
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utilize these kelp forests for shelter and food Fishing is aIIowed in —te%hepemt—that the area east
of the harbor. ha: »

Update Natural Habitats Existing Condition f. asfollows:

f. The dune habitat, as located on Figure 2-1, isthe magjor habitat of the coastal strand. This area,
though highly sensitive to disturbance, eX|sts as one of the few remaining natural habltats in the
Monterey Harbor LCP Area. ; y ; |F

Update Natural Habitats Existing Condition g. asfollows:

g. The dunes in the Harbor area are characterized by low-growing groundcover vegetation
consisting primarily of several species of ice plant. These species of ice plant have replaced
many less competitive native plants from the seaward side of the dunes back to the access road that
borders the railroad tracks. Also associated with the ice plant, but not as abundant, are a wide
variety of shore wildflowers and some herbaceous annuals and perennials.

pLant—ter—teedmgm—the—leNal—stege There is a#e—hewevep native veqetatl on appmmately—sgiée

50-pereent-nativeplants in these dunes which de provides habitat in the form of cover and forage
for many other organisms in this ecosystem, such as mice, gophers, brush rabbits, raccoons, and
garter snakes. Quail, gulls, sparrows, pigeons, sandpipers, and other shore birds aso rely on this
habitat for food and protection. Of the animas utilizing the dune habitat, man is the most
destructive. Footpaths, roads, and parking areas mar this habitat. Frequent wse by tourists and
residents who stroll through these dunes has eliminated most plant growth in several aress.

While no current plant surveys have been done of the Harbor dunes, a number of specia status
plant_species are found on the adjacent Navy property and Del Monte Beach area.  Therefore,
these species have the potential to occur in the Harbor dunes. These specia status species
include, but are not limited to, Monterey spineflower (Chorizanthe pungens var. pungens), sand
gilia (Gilia tenuiflora ssp. Arenaria), coast wallflower (Erysimum ammophilum), Monterey
paintbrush (Castilleja latifolia), dune manzanita (Arctostaphylos pumilia), Eastwood's
ericameria (Ericameria fasciculate), and seaside bird’ s beak (Cordylanthus rigidus).

Several special status wildlife species have the potential to occur in the dunes area, including but
not limited to, Smith’s blue butterfly (Euphilotes enoptes smithi), the Black legless lizard
(Anniella pulchra nigra), and the Western snowy plover (Charadrius alexandrinum rivosus).
Smith's Blue Butterfly is federdly listed as endangered and is known only from Monterey County.
This butterfly spends its entire life cycle in association with two buckwheat plants (Eriogonum
latifolium and E. parvifolium). The Black legless lizard is a California species of specid
concern. This lizard inhabits coastal dunes in Monterey County between the Salinas and Carmel
Rivers. The Western snowy plover is federally listed as threatened and is a California species of
specia concern.  Snowy plovers typicaly nest on beaches in debris located above the tide line.

«
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Nesting by snowy plovers has been documented in recent years in Monterey along beaches east of
the Harbor LUP area.

Update Natural Habltats Existing Condltlon h. asfollows:

dlsturbed grassland communlty is found in —as—de&s the Preadlo of Monterey This grassland
supports a small community of nonnative and native grasses. Particularly affecting the this
Presidio grassland is a the weed control and fire protection program whereby the grasses are
mown before the seeds have matured. This, in turn, reduces the forage for birds and rodents
associated with this area.

Update Natural Habitats Existing Condition i. asfollows:
i. A semi-windrow of mixed eucalyptus and cypress trees exists behind the dune habitat, as shown
on Figure 2-1. There are, additionaly, a few cypress trees located along the_recreation trail,

Seuthern-Pacific-Rairoad-tracks; in asmall grove on Lighthouse Curve at the west end of the study

area, and in front of and around the condominiums at the east end. These trees have some value in
that they provide nesting and roosting sites for many bird species as well as cover and shade for
animas and plants.

Update Natural Habitats Existing Condition j. asfollows:
J. A scattering of Coastal Live Oak occurs within the Monterey Presidio. While the grassland
understory has been disturbed by the landscaping and gardening associated with the Presidio, the
oak trees have remained intact. In the course of Presidio development, trees were removed; thus,
thinning the population from its natural state. However, populations have now stabilized and
prowde a vaI uable source of W|IdI|fe habltat Ihe—Mente#ey—Enw%enmemal—R&eeutee-PeHe%
esery Ly k- Unfortunately,
naturally occurri ng species of pI ants and shrubs associ ated W|th the Live Oak habitat have been
replaced by ornamentals and introduced grasses, which lessen the value of this habitat relative to
natural habitats.

Delete Natural Habltats EX|st|ng Condltlonl asfollows

«
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M odification #4 - Natural M arine Resour ces and Habitat Areas Fiqure 2

Revise Figure 2 (see page |-A-4 of submittal) to:
Remove grassland designation from recreation trail adjacent to Monterey Bay Park;
Show kelp bedsin harbor area.

M odification #5 - Natural Marine Resources and Habitat Areas Palicies (see pp. I-A-5to I-A-
7 of submittal)

Revise Natural Marine Resour ces and Habitat Areas Policy b. asfollows:

b. The State Department of Fish and Game efforts to monitor and manage the sea otter population
along the bay shoreline sheuld shall continue to be supported.

Delete Natural Marine Resources and Habitat Areas Policy c. and Replace with New Policy
c. asfollows:

(trampling of vegetation, collection of plant species, etc.), without prohibiting public access to the
waterfront. Where pedestrian access through dunes is permitted, well-defined footpaths (e.q.,
boardwalks) or other means of directing use and minimizing adverse impacts shall be used.
Habitat interpretation signing and litter control shall be included as elements of a dune
management plan. The use of vehicles, dogs off leash, and fire rings shall be prohibited in the
dune area.  The small remaining dune habitat of this area shall be preserved, enhanced, and
restored under the direction of a qualified dune biologist. Landscaping and maintenance with
native coastal plants and elimination of nonnative plant species shall be required. To create a
larger, contiguous restored dune habitat, the City shall coordinate with State Parks regarding any
restoration efforts undertaken at the adjacent State Beach.

Delete Natural Marine Resour ces and Habitat Areas Policy e. and Replace with New Policy
e. asfollows:

e. For any proposed development in the environmentally sensitive habitat areas of the Harbor LUP

area, as shown in, but not limited to, Figure 2, a resource survey shall be conducted, according to
established protocols, for all sensitive species, including dune plants, snowy plover, black legless
lizard, and marine mammals known to occur in the vicinity.

«
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Revise Natural Marine Resour ces and Habitat Areas Palicy f. asfollows:
f. What remarns of the existing live oak communrtyrnthe Presrdro shall sheutelbe preserved Ihe

The Crtv of Monterev shaII coordr nate wrth the U. S Armv reqardr ng any plans for restoratron of
the small and disturbed creek dong the eastern edge of the Presidio. The creek shall be restored
by replacing the existing ornamental plants with native riparian plants. New development, except
for public access improvements including pedestrian paths/bridges and associated signage, shall
not occur within 100 feet from the top of the creek bank or edge of riparian vegetation, whichever

is greater.

Delete Natural Marine Resources and Habitat Areas Policy g. and Replace with New Policy
g. asfollows:

g. If snowy plovers are found nesting or foraging in the Harbor LUP area, these areas shall be
protected from disturbance while balancing the need to maintain public access. Existing public
access may need to be limited in the most environmentally sensitive habitat areas where protection
of nesting and foraging areas is not possible without curtailing access. The most current effective
measures shall be used for protection of nesting and foraging habitat.

Revise Natural Marine Resourcesand Habitat Areas Policy h. anO||0WS'

aeeess—ﬂ' he Clty shall contr nue to monrtor harbor %dr ments for Ieed contamrnatron If Iead is
found within the Harbor, the City shall implement the clean-up plan for Harbor lead contamination,
which was developed in conjunction werk with the Regiona Water Quality Control Board,
Department of Fish and Game, and other responsible agencies.

to-develop-and-implement-aclean
up-plan-fer-the Harbor-lead-contamination. Areas of contamination shall be posted to alert the
public.

Revise Natural Marine Resour ces and Habitat Areas Policy i. asfollows:

i. To help control the buildup of plastic debrisin the marine environment, the City shall require al
new or improved development along the shoreline to install refuse and recycling containers at
points conveniently accessible to commercial and recreational boaters, and the general public.

dumpsters.-or-garbage cans.

Revise Natural Marine Resour ces and Habitat Areas Policy j. asfollows:

«
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J. Protect innter-tidal and tidepool habitats through informational/educational signing as a condition
of shoreline development, both public and private.

Add New Natural Marine Resour ces and Habitat Areas Policy k. asfollows:

k. New development shall be sited to preserve native oak, pine, and cypress trees. In reviewing
requests for tree removal, preservation of scenic resources shall be a primary objective. Removal
of any significant living tree (diameter greater than 12 inches) will ordinarily be alowed only in
cases where life, property, or existing access is immediately threatened, or where a diseased tree
is determined by a qualified professional arborist to represent a severe and serious infection
hazard to other surrounding trees.

Add New Natural Marine Resources and Habitat Areas Palicy |. asfollows:
|. Native dune plant landscaping shall be required with any further development or redevel opment
of portions of the recreation trail adjacent to dune habitat.

Add New Natural Marine Resources and Habitat Areas Policy m. asfollows:

m. The City shall implement best management practices for harbors and marinas, including but not

limited to:

- Providing and maintaining appropriate collection, storage, transfer, containment, and

disposal facilities for hazardous wastes, including: used crankcase oil, used ail filters,
solvents, antifreeze, paints, and lead acid batteries, and encouraging recycling of these
materials where possible;
Reducing the amount of fuel and oil from boat bilges by providing a service to prevent
discharge of contaminated bilge water; either (1) a bilge pump-out connected to an
oil/water separation system, or (2) the distribution of oil absorbent materials for the bilge
and collection of used absorbents for proper disposal;
Designing and operating fuel docks such that fuel spills from fuel spills from fud tank air
vents and fud filler nozzles are minimized and fudl is prevented from entering marine and
surface waters;
Supporting public education programs that inform boaters of water-quality friendly boating
practices,
Maintaining sewage pump-out facilities in good operational condition and encouraging
their use;
Limiting boat cleaning and maintenance operations on or near the water to small touch-up
and cleaning that does not cause arelease of dusts, cleaning and maintenance products, and
other debris known to damage aguatic resources;
Minimizing the use of potentialy harmful hull cleaners and bottom paints, and prohibiting
discharges of these substancesto State waters;
Providing recycling opportunities for solid wastes that can become harmful marine debris,
including fishing line, plastic, glass, metal and paper.

Add New Natural Marine Resour ces and Habitat Areas Policy n. asfollows:
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n. The City of Monterey shall implement an urban runoff program using the Modd Urban Runoff
Program (developed in 1998 by the City of Monterey, other loca jurisdictions, and the California
Coastal Commission) as quidance, to protect and restore water quality and eliminate beach
closures.

Add New Natural Marine Resour ces and Habitat Areas Policy o. asfollows:

0. New development shall not result in the degradation of coastal waters caused by the
introduction of pollutants or by changes to the landscape that adversaly impact the quality, quantity,
and flow dynamics of coastal waters. Runoff shall not be discharged in a manner that adversely
impacts coastal waters.

Add New Natural Marine Resour ces and Habitat Areas Policy p. asfollows:
p. Public streets and parking lots shall be swept frequently to remove debris and contaminant
residue.

Add New Natural Marine Resources and Habitat Areas Policy g. asfollows:

g. The City, property owners, or homeowners associations, as applicable, shall be required to
maintain any drainage device to ensure that it functions as designed and intended. All structural
BMPs shall be inspected, cleaned, and repaired annually prior to the start of the rainy season.
Owners of these devices shall be responsible for ensuring that they continue to function properly
and additional inspections should occur after storms as needed throughout the rainy season.
Repairs, modifications, or installation of additional BM Ps, as needed, shall be carried out prior to
the next rainy season.

Add New Natural Marine Resour ces and Habitat Areas Policy r. asfollows:

r. Existing outfall lines shall be maintained. Repairs to existing outfall lines shall include water
quality, public access, and aesthetic/visual upgrades. There shall be no net increase in beach
outfalls. No new wastewater outfalls shall be allowed.

Add New Natural Marine Resour ces and Habitat Areas Policy s. asfollows:
s. BMPs shall be incorporated into the project design in the following progression:

» Site Design BMPs (any project design feature that reduces the generation of pollutants or
reduces the ateration of the natural drainage features, such as minimizing impervious
surfaces or minimizing grading);

» Source Control BMPs (practices that prevent release of pollutants into areas where they
may be carried by runoff, such as covering work areas and trash receptacles, practicing
good housekeeping, and minimizing use of irrigation and garden chemicals);

» Treatment Control BMPs (a system designed to remove pollutants from runoff including the
use of gravity settling, filtration, biological uptake, media adsorption or any other physical,
biological, or chemical process).

Site design and source control BMPs shall be included in all new developments. Where the
development poses a threat to water quality due to it size, type of land use or proximity to coasta
waters (or proximity to a creek, channel or stormdrain system that leads to coastal waters) and the
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combination of site design and source control BMPs is not sufficient to protect water quality as
required by Policy o., treatment control BM Ps shall be implemented.

Add New Natural Marine Resour ces and Habitat Areas Policy t. asfollows:
t. The City shall include a procedure in the Implementation Plan for reviewing all development for
impacts to water quality. This procedure shall include:

» A checklist or equivalent tool to help in the review of Coastal Devel opment Permits for
potential impacts to water quality. Such a checklist shall, at a minimum, include guestions
about the management practices proposed to reduce the impact of polluted runoff, area of
impervious surface to be created, uses of the devel opment that might generate polluted
runoff and proximity of the development to coastal waters, drainage ways that lead to
coastal waters or sensitive coastal resources.

> Criteriafor determining whether a treatment control BMP will be required (criteria shall
include, but are not limited to type of land use, size and type of development, proximity to
coastal waters, drainage ways that |ead to coastal waters, sensitive coastal resources,

etc.).

This review procedure shall identify the potential water quality impacts from the development, and
prescribe appropriate site design, source control or treatment control BM Ps necessary to address

those impacts.

Add New Natural Marine Resour ces and Habitat Areas Policy u. asfollows:

u. The Implementation Plan shal include a manual of BMPs to guide project design and
engineering for development within the Coastal Zone. The City shall either develop the manual or
identify an existing BMP _manual (e.q., the latest verson of the California Stormwater BMP
Handbook). BMPs shall be selected to mitigate both construction and post-construction water
quality impacts. The manual shall describe specific BMPs, including type, location, size,
implementation and maintenance schedules. The manual shall describe the appropriate use of those
BMPs to remove specific classes of pollutants. The manual will also provide guidance on how to
size treatment control BMPs to meet the Numeric Design Standard (see Policy v. below).

Add New Natural Marine Resour ces and Habitat Areas Policy v. asfollows:

v. Where post-construction treatment controls are required, the BMPs (or suites of BMPs) shall be
designed to infiltrate and/or treat the amount of stormwater runoff produced by all storms up to and
including the 85th percentile, 24-hour storm event for volume-based BMPs, and/or the 85th
percentile, 1-hour storm event, with an appropriate safety factor (i.e., 2 or greater), for flow-based
BMPs. Theterm treatment includes physical, biological and chemical processes such asfiltration,
the use of bioswales, detention and retention ponds and adsorption media. The actua type of
treatment should be suited to the pollutants generated by the development as indicated in the BMP
Manual (see Palicy u).

Add New Natural Marine Resour ces and Habitat Areas Policy w. asfollows:
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w. Under limited circumstances, where the implementation of a treatment control BMP would
typicaly be required to reduce the impacts of a development on water quality, the City may
determine that requiring this structural BMP to be sized to the Numeric Design Standard (Policy
v.) is not feasible. In these cases, the applicant may propose an aternative suite of revised site
design (e.q., increased impervious surface), additional source controls (e.q., prohibition on
pesticide use) and feasible treatment control BMPs that provide, at a minimum, equivaent
protection to that provided by a standard suite of site design, source control and treatment control
BMP mesting the Numeric Design Standard.

The Implementation Plan shall include a procedure to determine when it would not be feasible to
apply the required treatment control BMP(s) designed to meet the Numeric Design Standard and
for evaluating whether alternative measures provide equivalent water quality protection. Coastal
Development Permit applications that use this alternative shall provide complete explanation of
how the proposed project will provide equivalent protection for water quality.

Add New Natural Marine Resour ces and Habitat Areas Policy x. asfollows:

X. The City, property owners, or homeowners associations, as applicable, shall be required to
maintain any drainage device to ensure that it functions as designed and intended. All structural
BMPs shall be inspected, cleaned, and repaired annually prior to the start of the rainy season.
Owners of these devices shall be responsible for ensuring that they continue to function properly
and additional inspections should occur after storms as needed throughout the rainy season.
Repairs, modifications, or installation of additional BMPs, as needed, shall be carried out prior to
the next rainy season.

Modification #6 - Proposed L CP Implementation Measures (Natural Marine Resour ces and
Habitat Areas) (see page |-A-7 of submittal)

Revise Natural Marine Resources and Habitat Areas LCP Implementation Measure b. as
follows:

b. Develop guidelines for controlling foot traffic and-etf-read-vehicles on the beach and dunes.

C. Water Resources

M odification #7 - Cited Coastal Act Water Resour ces Policies (see pg. |1-B-1 of submittal)
Add Section 30250(a) (in part) to the Water Resources Section of the Land Use Plan as
follows. New residential, commercial, or industrial development, except as otherwise provided in
this division, shall be located within, contiguous with, or in close proximity to, existing developed
areas able to accommodate it or, where such areas are not able to accommodate it, in other areas
with adequate public services and where it will not have significant adverse effects, either
individualy or cumulatively, on coastal resources...

M odification #8 - Update Water Resour ces Existing Conditions Text (see pp. I-B-1 to I-B-2
of submittal):

Update Water Resour ces Existing Condition a. text as follows:
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S X The Harbor LUP area is served bv the
Callfornla Amerlcan Water Companv (Cal -Am). As of 2002, water availability in the City of
Monterey is extremely limited. Water use within the Cal-Am system remains under careful state
scrutiny since State Water Resources Control Board Order No. 95-10 was imposed in 1995. State
Board Order No. 95-10 requires Cal-Am to reduce the water it pumps from the Carmel River by
20 percent now, and up to 75 percent in the future. Also, any new water that is developed must
first completely offset Ca-Am’'s unlawful diversions from the Carmel River, an estimated 10,730
acre-feet (AF) per year, before any water produced by Cal-Am can be used for new construction
or expansionsin use.

Delete Water Resourc& EX|st|ng Condltlon b. text asfollows:

Update Water Resources Existing Condition c. text as follows, and Rename as Existing
Condition b:

& b. Water Allocation Procedures. The Monterey Peninsula Water Management District
(MPWMD) has adopted a water allocatlon system for its service area, |nclud|ng the Clty of

new connectl ons or expanded uses are allowed inamunicipa or county jurlsdlctl on which that has
exceeded its water use alocation. Annual resoluti ons by the Dlstnct conflrm allotments for each

In mid 1993, the Paralta Well project received a use permit for operation, thereby making new

water from the well available for the District to allocate to its eight member jurisdictions for new
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congtruction, remodeling projects and intensified water use. Of the 1,000 AF believed to be
available from the Paralta Well, the District allocated a maximum of 358 AF of additional Cal-Am
metered sales, including 308 AF to the eight jurisdictions and a 50 AF District Reserve.
Beginning with the release of the Paralta water for use, District staff established procedures for
closdly tracking the amount of water put into new and expanded water uses. Each jurisdiction in
the District was given a set amount of water to use for permitting. Each applicant for water must
receive the jurisdiction’s authorization for a predetermined amount of water before applying for
the water permit with the District. The District evaluates the project’ s water demand and issues a
permit for the project description as depicted on the final construction documents. At the time the
water permit isissued, the jurisdiction’s water allocation is debited. The Water District provides
alocations based on a unit system. Upon project initiation, the property owner must determine
from the District how many unit credits (if any) are attached to the land. Once that number is
determined, applicants may earn residential water credits by installing ultra low-flow
dishwashers, washing machines, toilets, and Instant-Access Hot systems.  The fixtures can earn
between 0.5 and 1.0 fixture unit credits. If a project meets all development standards (e.q.,
setbacks, height, ot coverage), the applicant may submit plans to the City’s Building Department.
At that stage, the applicant may be put on a waiting list for available water (as of October 2002,
there was a waiting list for new water hookups). Allocations for water are valid for one year; if
the allocation is not used within one year, the water reverts back into a “pool” for distribution to
the next recipient on the waiting list. There are currently no new water sources anticipated to
aleviate current water shortages.

Delete Water R@ources EX|st|ng Condltlon Text d. asfollows

M odification #9 - Water Resour ces Palicies (see pp. I-B-2 to |-B-3 of submittal):
Delete Water Resour ces Policy a. and ReplaceW|th New Policy a. asfollows
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| | . v \/ ,‘,

a. In the Harbor area, where existing or planned public services (i.e., water, sewer, roads) can

accommodate only a limited amount of new development, priority uses, including coastal
dependent uses, essential public services and basic industries vital to the economic health of the
region, state, or nation, public recreation, commercial recreation, and visitor-serving land uses,
shall not be precluded by other devel opment.

Modify Water Resour ces Palicy b. asfollows:

b. Water conservation shall be promoted by requiring that-new-development conformance to with
the Monterey Peninsula Water Management Didtrict’s Gity water conservation erdinances
regulations. The City shall require state-of-the-art low-flow water fixtures and drip or other
water-conserving irrigation.

Modify Water Resour ces Policy c. asfollows:
c. Native plants shall be used in landscape plans for future development, whenfeasible; to
minimize the demand for irrigation water.

Add New Water Resour ces Policy d. asfollows:

d. Applications for new development shall demonstrate an adequate public (i.e., publicly-
managed) water supply (e.g., the Ca-Am/MPWMD system) to support the proposed development.
Private water supplies are prohibited to serve existing and new devel opment.

No coastal development permit shall be issued without a City determination that (1) no new water
is required to serve the new development; or (2) there is unallocated water available in the City’s
dlocation from the Monterey Peninsula Water Management District to support the new
development. This determination shall include an evaluation of the proposed devel opment’ s water
demand, based on MPWMD’s water unit value system. All water transfers and corresponding
retirements, if any, shall be described and agreed to prior to any City determination.

Prior to the commencement of construction of new development, evidence of water service, in the
form of a water use permit from the Monterey Peninsula Water Management District, shall be
provided to the City Planning Department.

Add New Water Resour ces Policy e. asfollows:
e. Public desdlination facilities may be permitted provided any adverse environmental impacts are

fully mitigated.

D. Diking, Dredging, Filling, and Shoreline Structures

Modification #10 - Cited Coastal Act Diking, Dredaing, Filling, and Shordine Structures
Palicies (see pg. I-C-1 of submittal)

Revise Citation of Coastal Act Section 30233 as follows:
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30233 (a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes
shall be permitted in accordance with other applicable provisions of this division, where there is
no feasible, less environmentally damaging alternative, and where feasible mitigation measures
have been provided to minimize adverse environmenta effects;, and shall be limited to the
following: (I) New or expanded port, energy, and coastal-dependent industrial facilities, including
commercia fishing facilities. (2) Maintaining existing, or restoring previously dredged, depths in
existing navigational channels, turning basins, vessel berthing and mooring areas, and boat
launching ramps. (3) In wetland areas only, entrance channels for new or expanded boating
facilities;, and in a degraded wetland, identified by the Department of Fish and Game pursuant to
subdivision (b) of Section 30411, for boating facilities if, in conjunction with such boating
facilities, a substantial portion of the degraded wetland is restored and maintained as a
biologically productive wetland. The size of the wetland area used for boating facilities, including
berthing space, turning basins, necessary navigation channels, and any necessary support service
facilities, shall not exceed 25 percent of the degraded wetland. (4) In open coastal waters, other
than wetlands, including streams, estuaries, and lakes, new or expanded boating facilities and the
placement of structural pilings for public recreational piers that provide public access and
recreational opportunities. (5) Incidental public service purposes, including but not limited to,
burying cables and pipes or inspection of piers and maintenance of existing intake and outfall
lines. (6) Mineral extraction, including sand for restoring beaches, except in environmentally
sensitive areas. (7) Restoration purposes. (8) Nature study, aguaculture, or similar resource
dependent activities. (b) Dredging and spoils disposal shall be planned and carried out to avoid
significant disruption to marine and wildlife habitats and water circulation. Dredge spoils suitable
for beach replenishment should be transported for such purposes to appropriate beaches or into
suitable along_shore current systems. (c) In addition to the other provisions of this section, diking,
filling, or dredging in exigting estuaries and wetlands shall maintain or enhance the functional
capacity of the wetland or estuary. Any alteration of coastal wetlands identified by the Department
of Fish and Game, including, but not limited to, the 19 coastal wetlands identified in its report
entitled, "Acquisition Priorities for the Coastal Wetlands of California’, shall be limited to very
minor incidental public facilities, restorative measures, nature study...if otherwise in accordance
with this division... (d) Erosion control and flood control facilities constructed on water courses
can impede the movement of sediment and nutrients which would otherwise be carried by storm
runoff into coastal waters. To facilitate the continued delivery of these sediments to the littoral
zone, whenever feasible, the material removed from these facilities may be placed at appropriate
points on the shoreline in accordance with other applicable provisions of this division, where
feasible mitigation measures have been provided to minimize adverse environmental effects.
Aspects that shall be considered before issuing a coastal development permit for such purposes
are the method of placement, time of year of placement, and sensitivity of the placement area.

Modification #11 - Diking, Dredging, Filling and Shoreine Structures Existing Conditions
Text (seepp. 1-C-1to|-C-2 of submittal)

Update Existing Condition b. text asfollows):

b. Significant existing structures along the Harbor LCP area shoreline and near-shore within the
L CP study areainclude (from east to west):

1) Wharf No. 2 and the east seawall protecting the maring;
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2) A restaurant/commercial/office structure, harbor office, and boat launching ramp;

3) Fisherman’s Wharf;

4) Marina boat dlips;

5) An-abandoned-railroad-right-of-way. A recreation trail along the former Southern Pacific
railroad right-of-way.

6) East moorings — 40 moorings east of Wharf No. 2.

Update Diking, Dredging, Filling and Shoreline Structures Existing Condition c. text as
follows:

c. Harbor dredging is limited to the marina area and an area near the fuel pier and landfill launch
ramp at Breskwater Cove. Fhe-dredged-material Dredge material that meets Regional Water
Quality Control Board and U.S E.P.A. Clean Water Act beach disposal standards is deposited on
the beach east of Wharf No. 2. Dredge material that does not meet these standardsis removed to a
landfill.

Update Diking, Dredging, Filling and Shoreline Structures Existing Condition e. text as
follows:

e. Planned-near-shere-and-sShoreline structures include-at-thistime~only amarinarepair berthing
facility at the west end of the Harbor LCP area. This facility weuld includes sixty berths, and is
was designed to be complementary to an approved marine repair facility adjacent to the U.S. Coast
Guard pier. Planned near-shore activities and shoreline structures include a 5-year harbor
maintenance program, reconfiguration of the marina launch ramp, and American Disabilities Act
(ADA) improvements.

Deete Diking, Dredging, Filling and Shoreline Structures Existing Condition f. text as
follows:

Modification #12 - Diking, Dredging, Filling and Shoreline Structures Policies (see pp. I-C-2
to 1-C-3 of submittal)

Revise Diking, Dredging, Filling and Shoreline Structures Policy a. asfollows:

a. Structures built for the protection of existing legal buildings, public beaches, or existing public
works in danger from erosion shall be designed by a licensed engineer with experience in coastal
processes. These structures shall be designed in a manner whieh that will not adversely affect
natural shoreline processes or public access to the beach, and shall include a beach maintenance
program to prevent or to mitigate for loss of beach near the structure. Alternatives to new shoreline
structures, including but not limited to relocating the threatened structure or sand replenishment,
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are preferred. Construction of seawalts protective structures for the above purposes to-protect
existing-development shall be allowed only if a geotechnical/engineering analysis determines that
such protective structures are necessary and are the least environmentally damaging aternative
structure.  [n addition to the above criteria, any protective structure development at the Catellus
east site shall provide public access and shall be designed to be complement the aesthetic features
of the beach and the proposed public plaza. To minimize visual impacts, the visible height of any
Catellus protective structure shall not exceed four feet.

Revise Diking, Dredging, Filling and Shoreline Structures Policy c. asfollows:

c. New development and facilities shall be located with a shoreline setback sufficient to prevent
the need for protective structures during the expected life of the development, but not less than a
setback to the 100-year coastal erosion line, as determined by qualified professionals using the
most current methods and information. Coastal dependent uses may be protected by shoreline
structures.

Revise Diking, Dredging, Filling and Shoreine Structures Policy d. asfollows:
d. Spoil materia from any required harbor dredging shal be utilized for beach replenishment

replacement, when feasible, subject to analysis to determine eempatibitity—consistency with
Regional Water Quality Control Board and U.S E.P.A. Clean Water Act beach disposal standards.

. ool and i

Revise Diking, Dredging, Filling and Shorelme Structures Palicy e. asfollows
e. Marine installations a !
development (i.e., revel A
walls; piers, wharves, dlips) shall be deSIgned to eI|m| nate or mltlgate adverse |mpacts on Iocal
shorellne sand supply . A

Revise Diking, Dredging, Filling and Shoreline Structures Policy f. asfollows:
f. The City shall cooperate and participate te-the-degreefeasible in the regional effort to develop
baseline studies and ongoing assessments of shoreline erosion and sand supply.

Add Diking, Dredging, Filling and Shoreline Structures New Policy g. asfollows:

g. Protect public access and the aesthetic character of the coast by ensuring that existing protective
structures are maintained in good condition. When any existing protective structure needs to be
replaced or substantially reconstructed, review design alternatives, as well as alternative
protective management strategies, and determine the best balance among objectives for access,
aesthetics and protection of coastal resources (biological, geological and recreational).

Add Diking, Dredging, Filling and Shoreine Structures New Policy h. asfollows:
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h. Diking, filling, or dredging shall be limited to the allowable uses pursuant to Coastal Act
Section 30233 and may be undertaken only when there is no feasible less environmentally
damaging alternative, and feasible mitigation measures have been provided to minimize adverse
environmental effects. Analysis of the impact of proposed development by a qualified
professiona in the appropriate field using the most current information and methods shall be
required prior to approval of the project.

E. Natural Hazards

Modification #13 - Cited Coastal Act Natural Hazard Policy (see pg. I-D-1 of submittal)
Revise Citation of Coastal Act Section 30253 as follows: 30253 (in part) ... (remainder of
citation as submitted).

M odification #14 - Update Natural Hazards Existing Conditions Text (see pp. [-D-1to I-D-3
of submittal)

Update Existing Condition a. text asfollows:

a. Seismic Events:. The Monterey Harbor LCP area is one of active faulting and earthquake
activity. Itisidentified in the Uniform Building Code as being within Seismic Zone H IV, andin
the Monterey Seismic Safety Element as within Geotechnical Hazard Zone VI. This Hazard Zone
includes areas having mgjor to moderate engineering hazards and major seismic hazards. Areas
within these zones are required to be investigated and evaluated for potential seismic hazards,
|ncI udlng liquefaction and lateral spreading |n the cohensionless sand diunes and beach aress. A

Qennmgs—]rg?é)- A number of actlve and Dotentlallv actlve faults have been maDDed in the

Harbor LUP vicinity. The San Andreas fault zone is located approximately 25 miles northeast of
the Harbor area. A series of short faults are located on the floor of Monterey Bay. Some of these
faults appear to be active, while others in the same fault zone are shown to be only potentially
active. Other active or potentialy active faults in the vicinity include the Rinconada system,
located approximately eight miles northeast, and the San Gregorio-Palo Colorado system, |ocated
about nine miles southwest. The precise locations and activity status of these faults is not know.
Figure 3 shows the presumed locations of these faults within the Harbor LCP area

Update Natural Hazar ds Existing Condition b. text asfollows:

b. Tsunamis: None of the fault movement expected from the faults in the local area is of atype
likely to cause tsunamis. The danger to the LCP area from such sea waves would be principally
from earthquakes originating in the Aleutian area of Alaska. Because California is seismically
active, the Harbor LUP areais subject to flood hazard from tsunamis, or seismic sea waves, which
are generated by submarine earthquakes, volcanic eruptions, and landslides. The City of Monterey
Disaster Plan would be implemented in the event of a tsunami. The exposure risk to the City of
Monterey from tsunamis is estimated to be moderate (City of Monterey, 1997). The U.S. Army
Corps of Engineers has published tsunami run-ups within Monterey for flood insurance purposes.
The Corps of Engineers calculated the 100-year tsunami run-up at the Monterey Bay Aquarium site
as 6.1 feet Nationa Geodetic Vertical Datum (NGVD) and the 500-year run-up as 12.0 feet
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NGVD.

A 1980 study for a harbor berthing facility combined tsunami and tide probabilities to calculate a
100-year tsunami superelevation of 9.0 feet NGVD. Tsunami hazards on the Central Coast are the
subject of ongoing study by the National Oceanic Atmospheric Association (NOAA), in
cooperating with the California Office of Emergency Services (OES), since it has been recognized
that potentialy active submarine faults offshore are potential sources of tsunamis. NOAA, in
cooperation with OES, is currently conducting a tsunami mapping project for the Monterey Bay
area, and maps of extreme runup should be completed by the end of 2002. OES is aso in the
process of developing tsunami hazard mitigation guidelines for local jurisdictions.

Update Natural Hazar ds Existing Condition c. text asfollows:

c. Storm Waves. Storm wave hazards for the LCP area differ for the portions of the area east of
Wharf No. 2 and for the harbor area protected by the breakwater. Winds associated with coastal
storms create a surge. During large storms, onshore winds push water toward shore where the
water “mounds,” raising the sea level. The highest documented local water level at the Catellus
site since 1964 was measured at 5.1 feet NGVD on January 27, 1983. The severity of the 1983
storms was affected by the El Nifio climactic anomaly, which caused a slowing of the California
Current and a general rise in sea level of approximately 5.1 feet NGVD at the Wharf No. 2 area.
Storm wave hazards for the L CP area differ for the portions of the area east of Wharf No. 2 and for
the harbor area protected by the breakwater. Although datats are not available for the LCP beach
area east of Wharf No. 2, studies conducted in 1981 for the Del Monte Beach area showed a
maximum 100-year storm wave inundation level of 28.0 feet above NGVD.

The 1980 study for a harbor berthing facility also included storm wave projections for the harbor.
The maximum wave heights derived from local winds were calculated to be 2.8 feet with the wave
approaching from the northeast. The maximum design wave derived from open ocean storms was
calculated to be 3.1 feet.

The combined probability of high local winds plus a major offshore storm was considered. The
wave conditions would be the sum of the locally derived waves plus the open ocean waves. The
combined design wave is 3.3 feet based on a sea due to thirty-knot winds from the northeast plus a
twenty-foot swell from a twelve-second period from the open ocean at 315, giving a 1-in-25 year
Stuation.

M odification #15 - Natural Hazards Palicies (see pp. |-D-3 to I-D-4 of submittal)

Revise Natural Hazards Policy a. asfollows:

a. Site-specific geotechnical studies shall be required prior to project appreval filing to determine
the extent and nature of geologic hazards at the site. These studies shall specifically include an

analysis of te-which-seismic hazards, dueto such as ground shaking, liquefaction, ground rupture,
and Iateral spreadl ng em—st Sute specmc geotechnl cal stud|e£ shall melade—but—aﬁmqet—l%ﬁed—te

A complv Wlth the report qui dellnes of the State Board for Geolomsts and Geophvs cists. Such
reports shall be signed by a licensed Certified Engineering Geologist (CEG) or Geotechnica
Engineer (GE), working within areas of higher professional responsibilities, and should contain
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recommendations for mitigation measures for any hazards that are identified. Said reports are
subject to review and approval by the City engineer.

Revise Natural Hazards Policy b. asfollows:

b. New residential, commercial, and industria structures and facilities shall be constructed in a
manner that will minimize selsmic—-hazards-to—future-residents—and—visitors—risks to life and
property from geologic, flood, and fire hazard; such development shall be sited and designed to not
require a shoreline protection structure during the life of the development. Applicants for new
development are required to accept a deed restriction to waive al rights to protective devices
associated with development on coastal dunes.

Revise Natural Hazards Policy c. asfollows:

c. For bayfront properties, Ssite specific geotechnical studies, priorto-project-approval submitted
as part of the application, shall be conducted to determine storm wave reach and tsunami run-up en
bayfront-properties, based upon an engineering analysis for each project. relativeto-protection
from-waves-of-the-100-year-storm-tsunami—rundp:.  Wave runup shall be analyzed for an eroded

shoreline, combined with a 100-year ssorm event. Tsunami runup may be anayzed on an average
beach profile, with consideration for, at a minimum, the 100-year event.

Revise Natural Hazards Poalicy d. asfollows:

d. New Rresidential, commercial, or industrial development shal not be alowed in tsunami
(seismic sea wave) runup or storm wave inundation areas. An eExceptions would be include
coastal dependent marine installations requiring locations near the water, which are constructed to
withstand tsunami and/or wave runup inundations, and public access improvements. No additions
or demolitiong/rebuilds are allowed for existing structures within tsunami run-up or storm wave
inundation areas, except for a restroom addition to the Sea Scout building or the Monterey Bay
Kayaks building.

Delete Natural Hazards Pollcy e. asfollows

Rename Natural Hazards Policy f. as Natural Hazards Policy e. (no other modifications to
this policy).

Rename Natural Hazards Policy g. as Natural Hazards Policy f. and Revise asfollows:

gf. In tsunami and storm wave run-up areas, where public access is provided, install warning
signs as a condition of shoreline development. Tsunami warning signs should be coordinated with
the California Office of Emergency Services.

Add New Natural Hazards Policy g. asfollows:

g. Existing, lawfully established structures, which do not conform to the provisions of the LCP,
may be maintained and/or repaired provided that such repair and maintenance do not increase the
extent of nonconformity of the structure. Additions and improvements to such structures may be
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permitted provided that such additions or improvements comply with the current standards and
policies of the LCP and do not increase the extent of nonconformity of the structure. Substantial
additions, demoalition and reconstruction, that result in demolition and/or replacement of more than
50% of the exterior walls (as individual or cumulative additions) shall not be permitted unless
such structures are brought into conformance with the policies and standards of the LCP.

Add New Natural Hazards Policy h. asfollows:

h. Siting and design of new shoreline development and shoreline protective devices shall take into
account anticipated future changesin sealevel. In particular, an acceleration of the historic rate of
sea level rise shall be considered. Development shall be set back a sufficient distance landward
and elevated to a sufficient foundation height to eiminate or minimize to the maximum extent
feasible hazards associated with anticipated sea level rise over the expected 100-year economic
life of the structure. No new |ots shall be created within areas of high water hazard.

F. Public Access

M odification #16 - Cited Coastal Act Public Access Palicies (see Page I1-A-1 of submittal)
Revise Section 30210 as follows: In carrying out the requirement of Section 24 of Article X\ of
the Cadlifornia Congtitution, maximum access, which shal be conspicuoudy posted, and
recreational opportunities shall be provided for all the people, consistent with public safety needs
and the need to protect public rights, rights of private property owners, and natural resource areas
from overuse.

Revise Section 30212 asfollows: 30212(a)...(remainder of policy as submitted).

Add Section 30214 to the Land Use Plan as follows. (a) The public access policies of this
article shall be implemented in a manner that takes into account the need to regulate the time,
place, and manner of public access depending on the facts and circumstances in each case
including, but not limited to, the following: (1) Topographic and geologic site characteristics; (2)
The capacity of the site to sustain use and at what level of intensity; (3) The appropriateness of
limiting public access to the right to pass and repass depending on such factors as the fragility of
the natural resources in the area and the proximity of the access area to adjacent residential uses;
(4) The need to provide for the management of access areas so as to protect the privacy of adjacent
property owners and to protect the aesthetic values of the area by providing for the collection of
litter. (b) It isthe intent of the Legidature that the public access policies of this article be carried
out in a reasonable manner that considers the equities and that balances the rights of the individual
property owner with the public's constitutional right of access pursuant to Section 4 of Article X of
the California Constitution. Nothing in this section or any amendment thereto shall be construed as
a limitation on the rights guaranteed to the public under Section 4 of Article X of the Cdlifornia
Condtitution. (c) In carrying out the public access palicies of this article, the commission and any
other responsible public agency shall consider and encourage the utilization of innovative access
management techniques, including, but not limited to, agreements with private organizations which
would minimize management costs and encourage the use of volunteer programs.

Revise Section 30604(c) as follows. Every coastal development permit issued for any
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development between the nearest public road and the sea or the shoreline of any body of water
located within the coastal zone shall include a specific finding that sueh the development isin
conformity with the public access and public recreation policies of Chapter 3 (commencing with
Section 30200).

M odification #17 - Update Public Access Existing Conditions Text (see pp. 11-A-2to11-A-5 of
submittal)

Update Public Access Existing Condition a. text asfollows:

a. Shoreline Park: The Shoreline Park areais a seven-acre, 2,250-foot-long narrow strip of land
located between the U.S. Coast Guard breakwater/landfill parking lot and Fisherman's Wharf.
Generaly not more than 100 to 200 feet wide, the area contains the old railroad right-of-way,
which is now abandened a paved recreation trail. An-urimproved-dirt-trail-now-exists-along-the
right-of-way. This dirt recreation trail, lying approximately ten feet below Lighthouse Avenue and
fifteen feet above the water, is used heavily by pedestrians and bicyclists traveling walking
between Fisherman's Wharf and Cannery Row. This portion of the recreation trail extends from
Fisherman's Wharf, through Shoreline Park, and through Cannery Row, where it continues to

Lovers P0| nt in the Cltv of Paaflc Grove Ihe@ty—rspr@ently—prepanhg—werlqag-drathsier

ACCGSS to the Shorellne Park area is pr| marlly form from the ends a erther the Coast Guard
breakwater/landflll or Flshermans Wharf Several-lateral-access points-exist-from-Lighthouse

The shoreline aong Shoreline Park is mostly rocky with several small sand beaches nestled
between outcrops of rock. There are three unimproved access points to the water. There is no
access signing and the steepness of the three points over the rocky shoreline presents a physical
barrier.

Update Public Access Existing Condition b. text asfollows:

b. Fisherman’s Wharf is a mgjor public access point in the Harbor area. Up to 20,000 persons
visit Fisherman’'s Wharf on a peak day. Vehicular access to Fisherman’s Wharf, except for
service vehicles, is restricted. Along the shoreline between Fisherman's Wharf and Wharf No. 2
is a concrete esplanade for pedestrians. Pedestrian access exists on Wharf No. 2, including a 700-
foot-long, ten-foot-wide boardwalk extending seaward along the east side of the Wharf for fishing
and sightseeing. Pedestrian access to marina dlipsis partly from the concrete esplanade and partly
from Wharf No. 2 and is controlled. The City installed a boat hoist on Wharf No. 2in 1999. Itis
classified as a three-ton hoist, which can lift small boats. It is customer operated with a 15-minute
required training session. In addition, some of the fishing boat owners are using the hoist to
deliver larger items to the fishing boats. The Harbor Master Office has noted that the boat hoist is
well used. Extending from Wharf No. 2 is a fronta seawall, which protects the dlips in the
marina. There is no pedestrian use of the frontal seawall that extends from Wharf No. 2 towards
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Fisherman's Wharf. In the past, the City budgeted funds for a pedestrian way along the frontal
seawall to provide additional opportunities for fishing and sightseeing. However, funds are no
longer budgeted for this pedestrian way because there are few fish in the area and ADA

compllance Would be extremelv difficult. Whne—ne—aeeeﬁ—pmeently—@qsts—ateng—the—#entd

~a)

year—Gapﬁal—meFevement—PFegFam- Veh| cular access to the areais from Del Monte Avenue at
Washington and at Figueroa. Controlled access is provided at the Scott Street entrance to the

parking lots abutting the Harbor. ;\Afashington-Street-and-Figueroa-Street—Trucks serving Wharf
No. 2 use the Figueroa Street entrance and must back the entire length of the wharf to be loaded.
Boat access to the Harbor is provided by a ramp adjacent to the marina (supplementing another
ramp at the Coast Guard pier parking lot just west of the study area) and the boat hoist on Wharf
No. 2.

Update Public Access Existing Condition c. text asfollows:

c. Monterey Beach Area (Wharf No. 2 to Naval Postgraduate School): The primary access points
to Monterey Beach are shown in Figure 4 and are as follows:. 1) At the entrance to Wharf No. 2 at
Figueroa Street. This access point is clearly signed and parking, although limited during peak use
periods on weekends, is available in the City lot immediately west of the Wharf No. 2 entrance.

2) At Camino El Estero everthefirstphase-of adjacent to Monterey Bay Park. Fheenly A parking
lot te serves this access point on the north side of s-aeress Del Monte Avenue at Camino El
Estero Lake. 3) At Park Avenue. This access point is not signed and parking is limited to six on-
street spaces and five to ten spaces in a hard sand area at the end of Park Avenue adjacent to the
Beach. 4) Monterey Bay Park (also known as Window on the Bay) is located adjacent to
Monterey Beach on land purchased by the City from a variety of property owners along Del Monte
Avenue between the Catdlus site and the State Beach. The City has removed a number of
structures to open up views to the ocean and has developed the park area for public use. The
recreation trail passes through the park. The 3.9 acre park includes turf and landscaped areas,
sand volleyball courts, picnic and BBQ facilities, and parking. The City’s recreational trail passes
through the park.

hrformal-accessto-the The Monterey Bay Recreation Trail extends the length of the City along the
former Southern Pacific Railroad right-of-way. The Bbeach can be accessed at various points

aong the recreatl on traJI had—past—the—wateheusng—areas between Flgueroa Street and Cam no El

bal ance of the Beach area between Park Avenue and Sloat Avenue ishl ocked to pedestrlan access
by commercia structures on the north sde of Del Monte Avenue and by the townhouse
development between Park Avenue and Sloat Avenue. At Sloat Avenue, there exists a sixty-foot-
wide strip owned by the State of California on the bay side of the railroad right-of-way between
the townhouses and the Naval Postgraduate School property. This strip connects to the beach, but
the land between the railroad right-of-way and Del Monte Avenueis privately owned.

There is no direct vehicular access to the Beach area. Periodic usage of the Figueroa Street
access point and the parking lot adjacent to Monterey Bay Park at Camino El Estero is made for
small sailing craft (for Hobie Cat regattas and individua launching).
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The City of Monterey has purchased the West Catellus property, which is located immediately
west of Figueroa Street, and the east Catellus property, which is located between Figueroa Street
and Monterey Bay Park (also known as Window-on-the Bay). The City has multiple goals for these
properties, including increased public access, parking, coastal dependent uses, and public serving
uses.

Access to Monterey Beach for multi-hull boats, kayaks, and other water sport craft that must be
trailered across the beach to the water's edge presently occurs at Figueroa Street and is controlled
by the Clty of Monterey A cha|n bIocks accessfor vehlcles and trallers Aeeeee@enly—auewed

Geuned— Spedal group Dermlts are revlewed bv the City, W|th actlon by the Recreatlon and

Community Services Director. Large events, including large regattas, are reviewed by the City,

with action by the Parks and Recreation Commission. Only extraordinary events are referred to
the City Council. Majer-eventswere-held-on-fiveweekendsn-1985. While there are provisions
for this group use, there is presently no program for individual or small group use on an informal
basis. Use characteristics of the multi-hull and water sport craft s are presented in the Public
Recreation section.

Add Public Access new Existing Condition d. text asfollows:

d. Presidio: The City of Monterey has |eased from the Army the El Castillo site at the base of the
Presidio of Monterey. The Army museum on the site has been restored and is being operated by
the City as a public museum.

Rename submitted Public Access Existing Condition d. as Existing Condition e. and update
text asfollows:

d—e. Transit Access. Monterey Salinas TranS|t access 1o Serves: the Harbor area W|th Stopsalonq
D€ Monte Avenue and PaCIfIC Street ! , VA v

between the downtown parking garagea Flshermans Wharf and Cannery Row during peak
summer periods.

Rename Public Access Existing Condition e. as Existing Condition f. (no other modification to
this Existing Condition).

M odification #18 - Public Access Figures4 and 5
Revise Figure 4 (see page | I-A-4 of submittal) to:
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- |dentify Monterey Bay Park;

- Remove black area along Monterey Bay Park (except for the two parcels that retain
buildings) and add a black arrow to show access through this area;

- Remove “Unimproved Access’ (D) as appropriate;

- ldentify & label recreation trail.

Revise Figure 5 (see page | I-A-6 of submittal) to:
Show City-operated Army museum on Presidio property;
Change white arrows to black as appropriate (regarding proposed and existing vertical
access);
Remove legend and symbol regarding frontal seawall pedestrianway;
Update arrows and designation for Monterey Bay Park as appropriate;

M odification #19 - Public Access Palicies (see pp. I1-A-5to |1-A-8 of submittal)

Revise Publlc Access Pollcy a. asfollows:

ef—MenteFey The City shaII encourage the Army to aIIow contlnued access to Cltv-

operated public facilities on the Presidio property, e.q. the Army Museum.

Revise Public Access Policy b. asfollows:

b. Existing vertical access points, as described in Figure 5, shall be protected, and-improved,
or replaced with equal or better access as new development is proposed. New vertical
access points, as described in Figure 5, shall be improved with a clearly signed accessway
that is a minimum of ten (10) feet in width. A lesser width to a minimum of five (5) feet
may be allowed if justified by site characteristics along the rocky shoreline of Lighthouse
Curve. Access to Monterey Beach from Figueroa Street/Del Monte Avenue Wharf-Ne-—2
shal be a minimum width of twenty-five (25) feet to alow multi-hull boats access. from

Figueroa Street to-Monterey Beach.
Revise Public Access Policy d. asfollows:
d. Planned improvements consistent with the Monterey State Historic Parks General Plan

(1983) to the Sloat Landing site by the State Department of Parks and Recreation, including
access to the shoreline, shall be supported.

Delete Public Access Pollcy e. asfol Iows
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WAy No |nterven|ng
development shall bIock potentlal V|sua| access or physucal access to the beech—tn

Add New Public Access Policy f. asfollows:
f. Redevelopment of the east Catellus site shall provide increased opportunities for access to
Monterey Beach and Wharf No. 2.

Revlse Public Access Palicy g. asfollows:
. Page H-A-7—Add-additional-Hanguage to-Poliey-g- As part of any development on the west
SeouthernPacific Catellus property, lateral access, a minimum width of twenty feet, linking
the recreationa trail to the west (at Washington Street); and the Figueroa Street to the east,
shall be provided. The recreation trail link shall be located as close to the water as
parking, circulation, and boat launch safety permlt At a minimum, the recreetlon trail link
shall not be located south of the ' '

sea»vard—ede—et—the—ete—geneta”y—aleng—the—hlstorlc Southern Pacmc Raulroad nght of-
way.

Revise Public Access Policy h. asfollows:

h. The City, through its opportunity-buying program, shall, where feasible, continue the
implementation of the "Monterey Bay Park” program. See Coastal Visua Resources
section in Chapter 3. This program proposes the use of the area from Park Avenue to Sloat
Avenue between the—raHroad-right-of-way recreation trail and Del Monte Avenue for
support parking spaces for Monterey Bay Park.

Revise Public Access Policy i. asfollows:

i. As pat of any development on the privately publicly owned parcel at Sloat Avenue
adjoining the Navy School property between Del Monte Avenue and the rairead-right-of-
way recreation trail, a public accessway, a minimum of ten feet wide; and linking Del
Monte Avenue to the rairoad-right-—ef-way recreation trail, shall be required. acendition

of devdlopment-

Revlse Publlc Access Pollcyj asfollows

petnts—shewn—m—lztgulte—& The Cltv WI|| contl nue to Drowde and mai nta|n signage as

necessary at all coastal access points as shown on Figure 5. Signage shall be required
upon development of new access.

Revise Public Access Policy I. asfollows:
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Coasial Trall (CCT) in the Harbor area, the Clty shall implement a signing program for the

CCT, in conjunction with the State. Figure 5 (Public Access) in the Harbor LUP shall be
updated to identify the CCT. (See Public Recreation Section for more policies regarding

CCT).

Add New Public Access Policy o. asfollows:

0. Temporary events shall minimize impacts to public access, recreation, and coastal
resources. A coastal development permit shall be required for temporary events that meet
all of the following criteria: 1) Held between Memorial Day and Labor Day; 2) occupy any
portion of apublic, sandy beach area; and 3) involve a charge for general public admission
where no fee is currently charged for use of the same area. A coastal development permit
shall also be required for temporary events that do not meet all of these criteria, but have
the potential to result in significant adverse effects to public access and/or coastal
resources.

Add New Public Access Palicy n. asfollows:

p. Temporary events shall be scheduled in a staggered manner throughout the summer months
so asto not unduly limit unimpeded beach public access. Temporary events shall not block
through lateral and vertical access, shall provide low fencing (as appropriate) to
demarcate the temporary event area from the public area, shal include signage informing
the public of the temporary event and any fees associated with the event and available
public access around the event. The operator of the temporary event shall restore (e.q.,
remove temporary fencing/signg/trash, undertake beach grooming, etc.) the area to pre-
event conditions within 48 hours of conclusion of the temporary event.

G. Public Recreation

Modification #20 - Cited Coastal Act Public Recreation Policies (see page 11-B-1 of
submittal):

Add Section 30222 to the Public Recreation section of the Land Use Plan as follows. The use
of private lands suitable for visitor-serving commercial recreational facilities designed to enhance
public_opportunities for coastal recreation shall have priority over private residential, general
industrial, or general commercial development, but not over agriculture or coastal-dependent

industry.

Revise Cited Coastal Act Section 30213 as follows. Lower cost visitor and recreational
facilities shall be protected, encouraged, and, where feasible, provided. Developments providing
public recreational opportunities are preferred. The commission shall not: (1) require that
overnight room rentals be fixed at an amount certain for any privately owned and operated hotel,
motel, or other similar visitor-serving facility located on either public or private lands; or (2)
establish or approve any method for the identification of low or moderate income persons for the
purpose of determining eigibility for overnight room rentals in any such facilities.
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Revise Cited Coastal Act Section 30224 as follows. Increased recreational boating use of
coastal waters shall be encouraged, in accordance with this division, by developing dry storage
areas, increasing public launching facilities, providing additional berthing space in existing
harbors, limiting non-water-dependent land uses that congest access corridors and preclude
boating support facilities, providing harbors of refuge, and by providing for new boating facilities
in natural harbors, new protected water areas, and in areas dredged from dry land.

Revise Cited Coastal Act Section 30234 as follows: Facilities serving the commercia fishing
and recreational boating industries shall be protected and, where feasible, upgraded. Existing
commercial fishing and recreational boating harbor space shall not be reduced unless the demand
for those facilities no longer exists or adequate substitute space has been provided. Proposed
recreational boating facilities shall, where feasible, be designed and located in such a fashion as
not to interfere with the needs of the commercia fishing industry.

M odification #21 - Update Public Recreation Existing Conditions Text (see pp. 11-B-1to 11-B-
6 of submittal):

Update Public Recreation Existing Condition a. text asfollows:

a. Shoreline Park. South of the Coast Guard breakwater/landfill area, Shoreline Park has been
partially improved with alawn area, benches, and a paved bike and pedestrian path. This area of
Shoreline Park was a gift fom the United States Army. The railroad right-of-way that passes
through Shoreline Park has been purchased by the City of Monterey and the Monterey Peninsula
Regiona Park District. This right-of-way has been iste-be developed as a recreational trail that
wiH extends through Cannery Row and wit-Hnk connects to up-with the existing recreational trail
in Pacific Grove. The recreation trail also extends east through the Del Monte Beach segment of
the City of Monterey, and continues into the City of Seaside.

Update Public Recreation Existing Condition c. text asfollows:
c. Monterey State Historic Park. Monterey Historic Park is comprised of the following historic
buildings, plazas, and gardens:

1) Custom House, 2) Custom House Plaza; 3) Plaza del Muelle; 4) Pacific House; 5) Casa del
Oro; 6) Cdlifornias First Theater; 7) Soberanes Adobe; 8) Whaling Station; 9) First Brick Housg;
10) Vizcaino - SierraLanding Site; 11) Sloat Landing Site.

These historic facilities in the Harbor LCP area comprise an integral part of the Path of History
that has been developed to assist visitors view the many historic buildings that have so fortunately
been preserved in the downtown and harbor area.

In recent years, ; Al
improvements have been made to State Park propertles in the Harbor LCP area

the following

1) Development of amajor orientation and interpretive center.
2) Restoration of the Vizcaino - Serraand Sloat landing sites.
3) Further landscaping of the Plazadel Muelle.
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4) Design improvements for the Custom House Plaza.
5) Improvement and restoration projects for the Whaling Station, First Brick House, and First
Theater.

Update Public Recreation Existing Condition d. text asfollows:

d. Visitor Commercia Development. An office/restaurant complex, owned by the Monterey Bay
Aquarium, presently exists near the entrance to Fisherman's Wharf. Across Pacific Street is a
220-car parking garage, which serves the complex. This complex was originally designed to be a
visitor commercial/restaurant complex but, because of economic problems and a resulting high
vacancy rate, much of the commercia space has been converted to office space with some
restaurant space remaining. Across Pacific Street, next to the parking structure serving the office/
restaurant complex, is a vacant parcel (also owned by the Monterey Bay Aquarium), which was
originally to have been used for Phase 2 of the commercia/restaurant complex. This vacant land
is no longer proposed for commercial/restaurant uses. A hotel project was conceptually discussed
with City staff. There are no known plans for this vacant parcel at the present time.

Update Public Recreation Existing Condition e. text asfollows:
e. Hotel Development. Just south of the Custom House Plaza is a 375-room full service hotel,
which is connected to the City's Conference Center. A 420-space parking garage serves the hotdl.

the City. A Mar|t| me Museum complex has been devel oped on theformer site of the hotel’ s tennis
courts, which were located on land leased from the City. propesed-ferthetenniscourt-site: Just
south, across Del Monte Avenue from the City' s Conference Center and the 375-room hotel and
outside the harbor LCP areg, is a 350-room full service hotel. A 104-room hotel is located Fto the
west, across Pacific Street from the 375-room hotel and between two historic structures
(Soberanes Adobe and Cdifornias First Theater). —a-104-room-hotel-is-underconstruction: To
the north of the Harbor LUP area, in the Cannery Row LUP area, there are presently 191 384
existing hote rooms.; A hotel with 208 rooms has been approved by the City and the Coastal
Commission, but has not yet been developed. Many more hotel rooms exigt in the Cannerv Row
area, outside of the coastal Zone.

Update Public Recreation Existing Condition f. text as follows:

f. Marina. The 4153-dip marina between Fisherman's Wharf and Wharf No. 2 isrun by the City of
Monterey. Thereisalong waiting list for dip rentals. Approximately haH two-thirds of the dlips
are occupied by recreational boats with the other half third being occupied by commercia fishing
boats.

In the outer harbor area, the City controls registered moorings for 129 150 boats. A 60-slip
marina is Iocated fin the outer harbor near the landfill —a—69—s|+|e—manﬂa—|e—|9¢epesed—by—the

Facilities for transient boaters are limited on a space available basis in the marina. Members of
other yacht clubs can tie up to the Monterey Peninsula Yacht Club's float. When boats are away
from their dips for extended periods of time, their dips are made available to transient boaters.
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The capacity of the marina to accommodate transient boats ranges from a low of 25 boats feurte
six-beats to as many as twenty-five 60 boats. The Harbor office is staffed twenty-four hours a day
and transent boaters can make contact by radio or from dock phones regarding berthing
availability and instructions. Thereisinformational and directional signing and nearly all boaters

have access to transent boatlnq information bv ceII phone ngng—aeplamng—the—ba@hlrng

The importance of the Monterey Harbor to transient boaters is explained by the fact that the next
harbor down the coast to the south is Morro Bay, a distance of approximately 120 nautical miles,
which is about a twenty-four-hour sail under normal conditions. The next harbor to the north is
Moss Landing, a distance of approximately fourteen nautical miles, which is about a three-hour
sail under norma conditions. As Moss Landing is in the middle of the arc of Monterey Bay,
boaters coming from San Francisco usudly find it more convenient to navigate a straight line to
Monterey after rounding Santa Cruz point. Also, unlike Morro Bay, Moss Landing, or Santa Cruz
harbors, Monterey harbor, given its protected location on the north side of the Monterey Peninsula,
can be entered in any weather condition. This accessibility can be of critical importance to the
transient boater.

Update Public Recreation Existing Condition g. text asfollows:

g. Wharf No. 2. Presently existing on Wharf No. 2 are a variety of commercia and recreational
uses, including a private yacht club, a boat hoist, a restaurant, a warehouse complex for the
unloading of commercial fishing boats, a fuel dock, and a boardwalk along the east side of Wharf
No. 2 for fishing and sightseeing. Also, there is a controlled entrance to the marina from Wharf
No. 2.

There is presently no pedestrian use of the frontal seawall that extends from Wharf No. 2 towards
Fisherman's Wharf. [n the past, the City budgeted funds Heowever-the City-hasfunds-budgeted for
a pedestrian way along the frontal seawall to that-wit provide additional opportunities for fishing
and sightseeing. However, funds are no longer budgeted for this pedestrian way because there are
few fish in the area and ADA compliance would be extremely difficult.

At the entrance to Wharf No. 2 is a restaurant/commercial complex. The restaurant is on the
second floor-; aboat sales/rental office is on the first floor. Onthefirst-floor-are Public restrooms
and shower facilities for persons with slipsin the marina (not open to the public) are located in the
ground floor of the Harbormaster building in the marina parking |ot. and-a-beat-sales/rental-office.

Update Public Recreation Existing Condition h. text asfollows:

h. Monterey Beach. Monterey Beach is a broad stretch of sandy shoreline beginning at Figueroa
Street east of Wharf No. 2. A portion of this beach is owned by the City; the remainder is State
Parks property (see Figure 5 in Public Access Section). East of the Harbor LCP area (Navy
Postgraduate School property and beyond), this stretch of beach is most often referred to as Del
Monte Beach. The City has purchased, for public use, the east Catellus parcel that fronts the
beach. Plans for development of the parcel under the * Catellus Properties Phased Improvement
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Plan (2002)” include a public plaza adjacent to the beach and demolition of several buildings to
open up public views to the beach and the ocean. Public restrooms are located ©on the City
portion of the beach at the access point at to Wharf No. 2.;-are-publicrestrooms. These restrooms
are slated for removal under the Catellus Plan. New restrooms will be provided in one of the

beach |ncI ude Swi mmlng (very I|m|ted due to the Water temperature) Wadl ng, strolling, jogging,
fishing, windsurfing, multi-hull sailing and some skin diving. Four to five times a year, the beach
is used as a staging area for multi-hull regattas. which-attractfrom-100-to-200-beats: Launchingis
undertaken from Figueroa Street and across the beach to the water. Parking in the area of the
Figueroa Street entrance to the beach is limited to the available public parking in the area (marina
lots and Wharf No. 2) and on the former Southern Pacific property on an informal basis.

i. Update Public Recreation Existing Condition i. text asfollows:

i. Del Monte Avenue. Fronting on the bay side of Del Monte Avenue, between Washington Street
and Sloat Avenue at the east end of the Harbor LCP area, are a mixture of commercia and
warehouse-type uses.

east Catellus propertv east of Figueroa Street there are commercia busr Nnesses and a boat storage
yard. Monterey Bay Park (also known as “Window on the Bay”) is located east of the Catellus
site. The City previoudy purchased this stretch of land and removed a number of commercid
buildings to open up views to the Bay and to develop the park. This park consists of 3.9 acres of
turf and landscaped areas adjacent to the beach, volleyball courts, picnic and BBQ facilities. The
recreation trail passes through the park.

Throughout the development of the Harbor LUP, citizens have continually stated the need for
additional areafor recreational and visitor serving uses serving both the marina area and Monterey
Beach. Uses discussed have been marine related sales, dry boat storage, a transportation center, a
youth hostel, and additional parking to serve the area. Ne-specific-locationsfor-any-of-these-uses
have-been-determined— Dry boat storage is found on the east Catellus site and will be retained and

improved under the Catellus Plan. A youth hostel has been located on Hawthorne St., several
blocks outside the Cannery Row LUP coastal zone.
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Add New Public Recreation Existing Condition j. asfollows:

|. Recreation Trail. The Harbor portion of the recreation trail extends the length of the Harbor
LUP planning area, following the same route as the old Southern Pacific Railway right-of-way.
The paved trail is used by pedestrians, bicyclists, quadricycles, and skaters. Landscaping,
lighting, picnic tables, benches, and signing are located along the recreation trail. The City has
purchased the west Catellus parcel and plans to reroute the recreation trail through this parcel so
that it islocated as close to the water as safely possible.

M odification #22 - Public Recreation Figures 6 and 7
Revise Figure 6 (see page | 1-B-2 of submittal) to:
Show City-operated military museum on Presidio property;
Add recreation trail to map and key;
Update #6 on key to show all cleared land;
Add Monterey Bay Park to the map and key.

Revise Figure 7 (see page | I-B-7 of submittal) to:
Re-title Figure 7 as “Recreation and Visitor Land Uses;”
Show expanded Public Use areafor Monterey Bay Park (Area A);
Remove “ pedestrianway” from Key (i.e., “Frontal Wall Pedestrianway);
Delete “Waterfront Redevelopment” from key and add “ Catellus Redevelopment” to key.

M odification #23 - Public Recreation Policies (see pp. |1-B-6 to |1-B-8 of submittal)
Rewse Publlc Recreatlon Pollcy a. asfollows:

as—part—ef—The Cltv shaII maintain, and improve Where feasr ble, the regional recreatlonal trarl in

the Harbor LCP area. The tracks east of Camino El Estero shall be retained for potential future
option as a people moving system.

Revise Public Recreation Policy b. asfollows:

b. Working with the State Department of Parks and Recreation, the City shall continue to support
the implementation of, and will permit improvements to State Park properties consistent with the
June 1983 Monterey State Hlstorlc Park General Plan poI|C|es Develepmem—ef—a—mafer

prewsrens—tepparlqng—The City WI|| coordlnate Wlth State Parks reqardl ng develor)ment of a
public garden in the corporation yard at the corner of Pacific and Scott Streets.

Delete Publlc Recreatlon Polrcy C. asfollows
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Add New Public Recreation Policy c. asfollows:

c. Future designation of the California Coastal Trail (CCT) shall incorporate the existing Harbor
segment of the regional recreationa trail. The City shall participate in future statewide efforts
regarding the development and use of signage for the CCT.

Revise Public Recreation Policy d. asfollows:

d. On the bay side of Del Monte Avenue, from Wharf No. 2 to Sloat Avenue, the City shall, through
its opportunity buying program, continue to work towards the purchase of these the remaining
privately-owned properties for the purposes of adding these properties to Monterey Bay Park,
which is described in detail in the Coastal and Visual Resources section in Chapter I11.

Revise Public Recreation Policy e. asfollows:

e. To enhance the popular water use activities (e.g., windsurfing, multi-hull boating, swimming,
picnicking, walking/jogging, and skin diving) that occur on Monterey Beach, the improvements to
the beach and surrounding land area north of Del Monte Avenue on the Catellus east and west
parcels shall shedtd include parking, improved vehicular access along Figueroa Street, beach
launching facilities, restrooms, picnic areas, showers, and a beach boat storage area for water
gport craft (surface storage only - no structures), and a public plaza.

Delete Public Recreation Policy f. asfollows:

Add New Public Recreation Policy f. asfollows:
f. Allowable uses on Monterey Beach include general recreational uses such as walking,

picnicking, sunbathing, etc. Allowable types of development include instalation of restrooms,
lifeguard towers, fire rings, and trash receptacles, as well as public access improvements. The
size of new structures on the beach (e.g., lifequard towers) shall be minimized. The footprint of
existing structures on the beach may not be increased, except to allow for a restroom addition.
Allowable beach management activities include the use of mechanized equipment on the beach for
regular maintenance operations, including beach cleaning (e.q., sifting and litter removal),
seasonal debris removal operations as necessary depending on weather conditions, and safety
activities including use of lifequard vehicles or other emergency machines. Maintenance activities
shall be scheduled to prevent conflict with access and recreational use of the beach by the public.
Management and development of the State Beach shall proceed in accordance with the provisions
of the 1990 Monterey State Beach General Plan. Temporary events on the beach that meet the
criteria described in the “ Public Access’ section shall require coastal devel opment permits.

Add New Public Recreation Policy g. asfollows:
g. Wharf No. 2 shal continue to provide uses serving commercial fisherman and recreational
boaters. Primary permitted uses on Fisherman’'s Wharf include a variety of marine-related uses as
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well asretail uses oriented toward waterfront activities, as described in Appendix C.

H. Commercial Fishing and Recreational Boating

M odification #24 - Cited Coastal Act Commercial Fishing and Recreational Boating Policies
(see pp. 11-C-1to I1-C-2 of submittal):

Revise Section 30233 asfollows:. (a) The diking, filling, or dredging of open coasta
waters, wetlands, estuaries, and lakes shall be permitted in accordance with other applicable
provisions of this division where there is no feasible less environmentally damaging alternative
and where feasible mitigation measures have been provided to minimize adverse environmental
effects and shall be limited to the following: 1. New facilities or expanded port, energy, and
coastal-dependent industrial facilities, including commercial facilities. 2. Maintaining existing or
restoring previously dredged depths in existing navigational channels, turning basins, vessel
berthing and mooring areas, and boat launching ramps. 3. In wetland areas only, entrance channels
for new or expanded boating facilities; and in a degraded wetland, identified by the Department of
Fish and Game pursuant to subdivision (b) of Section 30411, for boating facilities if, in
conjunction with such boating facilities, a substantial portion of the degraded wetland is restored
and maintained as a biologically productive wetland. The size of the wetland area used for
boating facilities, including berthing space, turning basins, necessary navigation channels, and any
necessary support service facilities, shall not exceed 25 percent of the degraded wetland. 4. In
open coastal waters, other than wetlands, including streams, estuaries, and |akes, new or expanded
boating facilities and the placement of structural pilings for public recreational piers that provide
public access and recreational opportunities. 5. Incidental public service purposes, including but
not limited to, burying cables and pipes or ingpection of piers and maintenance of existing intake
and outfall lines. 6. Mineral extraction, including sand for restoring beaches, except in
environmentally sensitive areas. 7. Restoration purposes. 8. Nature study, aquaculture, or sSimilar
resource dependent activities.

Add Section 30703 to the Commercial Fishing and Recreational Boating section of the Land
Use Plan as follows. The Cdifornia commercial fishing industry is important to the State of
Cdlifornia; therefore, ports shall not eliminate or reduce existing commercial fishing harbor space,
unless the demand for commercial fishing facilities no longer exists or adequate alternative space
has been provided. Proposed recreational boating facilities within port areas shall, to the extent it
isfeasible to do so, be designed and located in such a fashion as not to interfere with the needs of
the commercia fishing industry.

M odification #25 - Update Commercial Fishing and Recreational Boating Existing Conditions
Text (seepp. 11-C-21to 11-C-5 of submittal):

Update Commer cial Fishing and Recreational Boating Existing Condition a. text asfollows:

a. Monterey Harbor is one of three protected boating facilities in Monterey Bay. It serves as the
major berthing facility in the south Bay for approximately 600 recreational and commercia fishing
vessels. Approximately haf-one-third of these vessels hold commercia fishing licenses; of that
number, an estimated sixty are full-time commercial vessels with thirty-five of these in the squid
fishing fleet.
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Update Commer cial Fishing and Recreational Boating Existing Condition b. text asfollows:

b. There are presently 4135 dips in the inner harbor marina. Approximately 500 430 boats are
docked in the marina. The marinais served by water, electrical, and phone facilities. A sewage
waste pump-out facility is located on the marina utility dock. The twenty-two-year-old 40-year-
old marina, which was rebuilt in 1996 and is maintained by the City, has sixteen eight slips
formally reserved for transient berthing, plus those dlips whieh that are available while regular
boats are out of their dips for repair or are on extended trips, for atota of abeut-5%-of thetotal
20 to 50 dlips. In the past, there have been a few inoperable boats, which have been only kept ina
dip for the purpose of maintaining the owner's right to a dip. The City has recently established by
ordinance a program to eliminate in-operable boats from the marina and free up their dips for
operable boats.

Update Commercial Fishing and Recreational Boating Existing Condition c. text asfollows:

. There are 229 150 registered, free low-cost mooringsin the outer harbor area. These moorings
are protected by the Coast Guard breakwater. These Fhe-majority-ef-the moorings are located so
asto not bI ock the channel used by boats enterl ng and eX|t| ng the mari na. Hewevepthepeereeeme

manh& There is 130 feet of dedlcated dlnqhv Space alonq Flsherman sWharf An addltlonal sixty
slips were developed in the outer harbor area as part of the marine repalr faC| li |ty proposed for the
Clty Iandflll area. re-a ‘ venty

facility proposed for the City landfill area. In fair weather, vessels are occasionally moored east
of Wharf No. 2. This areais not protected by the Coast Guard breakwater and boats moored in
this area are especially susceptible to wave surge action.

Update Commercial Fishing and Recr eational Boating Existing Condition d. text asfollows:

d. In the 1960's, a plan for a mgjor expansion of the marina was discussed. Preliminary plans
showed an expansion of up to 1,200 dips with the majority of the additional dips being located
east of Wharf No. 2. A key element of this expansion was alengthy extension of the existing Coast
Guard breakwater. A shift in Federal funding priorities and escalating costs forced the City to

cease consderatlon of thls mqor expansion.  Since the 1960's, there have been frequent
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Update Commercial Fishing and Recreational Boating Existing Condition e. text asfollows:

e. The City-owned Fisherman's Wharf presently provides loading and docking facilities for four
fishing trip concessionaires. These concessionaires presently operate atotal of eighteen boats. In
addition to sport fishing trips, these concessionaires also operate their boats for whale watching
and sghtseeing trips. There is presently one small float on the west side of the Wharf at which
boats can t|e up Whlle plcklng up and unloading passengers or visiti ng the Wharf Heweve&use

tled—up-teand—left—at—thefleat— Thlsfloat was extended to 156 feet in Ienqth under acoastal Dermlt

and provides space for needed loading and unloading.

Update Commercial Fishing and Recreational Boating Existing Condition f. text asfollows:

f. Wharf No. 2 is aso owned by the City of Monterey and houses uses serving commercial
fisherman and recreational boaters. On the west side of Wharf No. 2 is the only boat hoist for the
launchi ng of boats i in the Monterey Harbor area The boat horst |srun+neenjunetrenwrthaeeffee
Monterey City operated.
receives moderate use and can handle vessels up to tvvo tons (approxr mately twenty feet in Iength)
The only fueling facilities in the Monterey Harbor area are |ocated on fuel docks aleng-\Wharf-Ne:
2 a the breakwater cove marina. Boats can fuel from either the west or east of Wharf No. 2.
These fuel docks are outside the marina and are located in the outer harbor area.

Update Commercial Fishing and Recreational Boating Existing Condition g. text asfollows:

0. Located alongside of Wharf No. 2 in the marina is the clubhouse for the Monterey Peninsula
Yacht Club. There is presently a small tie-up area |n front of the Yacht Club. The Yacht Club
leases land for dry boat storage on the S ( NES
Street east Catellus site. Boats in dry storage are Iaunched pri marrly by the boat horst on Wharf
No. 2.

Update Commer cial Fishing and Recreational Boating Existing Condition h. text asfollows:

h. A two-lane, free; launch ramp is provided in the marina adjacent to the Harbormaster’s office.
While once the primary launch ramp in the Harbor area, this launch ramp now supplements the
newer two-lane launch ramp adjacent to the Coast Guard breakwater. The area around the marina
launch ramp is eften-guite-congested no longer congested due to reconfiguration of the parking lot
and-thep. Parking for this ramp isHmited-to-tweo consists of eighteen pull-through trailer spaces.
There are no plans for the removal of the marina launch ramp.
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Update Commercial Fishing and Recreational Boating Existing Condition j. text asfollows:
J. The mainstay of the fishing industry operation in Monterey Harbor is squid. The season is almost
year round with the magjority being caught from February to November, principaly during the
summer months. Salmon are aso unloaded at Wharf No. 2. The salmon season runs from AprH
May through September. A recent development in the commercia fishing industry is the apparent
return of blue mackerel to Monterey Bay with significant tonnages being harvested in 1981. Black
cod is aso unloaded at Wharf No. 2. Monterey harbor aso serves as a permanent base for a
number of fishermen who journey to Alaska each year for the salmon runs, bringing millions of
dollars back to the local economy from that harvest. A number of local fishing boats aso fish for
herring in San Francisco Bay. Also, albacore season, which is primarily in August and
September, attracts as many as three one hundred additional boats to the Monterey Bay area.
Facrlltles to servi ce VISItI ng frshr ng boats |ncI ude a boatworks area are+rm+ted—Hewever—th+s
A . on the Coast Guard

breakwater

Update Commercial Fishing and Recreational Boating Existing Condition k. text asfollows:

k. The City-owned warehouse at the end of Wharf No. 2 has, over the years, been converted to
serve the commercia fishing industry. The bwldrng ts—rn—neeel—ef has underqone nUMerous
structural |mprovements in recent years. a

The location of the existing structures a the end of Wharf No 2 presents dlffrcult constral nts for
the large semi -trailer trucks that transport fish off Wharf No. 2 once the fish is unloaded and/or cut.
When not actualy being loaded, trucks must wait off Wharf No. 2. Due to the configuration of the
structures a the end of Wharf No. 2, these large trucks can not turn around and must back
approximately 1,500 feet from the foot of the Wharf. This situation, when mixed with the many
other uses on Wharf No. 2 creates considerable traffic congestion, especially during the fishing
season's peak periods. The commercia fishermen are also often inconvenienced by the lack of a
formal net-mending area in the Harbor area. The informal areas primarily used for net-mending
are-the-Custom-House-Plaza-area—and is the open area around the old train depot on the former
Southern Pacific property on the west side of Figueroa Street (west Catellus parcel). To facilitate
net repair, severa rows of parking in the marina lot are blocked off for net mending activities
during non-pesk visitor times.

Delete Commercral Flshlng and Recreatronal Boatrng Exrstlng Condltron l. text asfollows

Modify Commercial Fishing and Recreational Boating Existing Condition m. text as follows,
and rename as Existing Condition |. asfollows:
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se\/eral formal Ioadl ng and unloadlnq areasin the harbor/marl na areafor oat Dassenqers and skin

divers; skin diversload and unload at K dock in the marina; boat passengers load and unload at the
156-foot-long floating dock on the west side of Fisherman’'s Wharf.

Add Commercial Fishing and Recreational Boating New Existing Condition m. text as
follows:

m. Severa cruise line companies are planning daytime port cals to the City of Monterey. The
ships would set anchor in the Bay and ferry (by small boats) the passengers to formal loading and
unloading areas in the harbor. Passengers will visit Monterey and other Bay and Centra Coast
cities.

Madification #26 - Commercial Fishing and Recreational Boating Policies (see pp. 11-C-5to
[1-C-6 of submittal)

Revise Commer cial Fishing and Recr eational Boating Policy a. as follows:

a. Consideration shall be given to proposals which safely and cost effectively increase the
dockage and dlip capacity in the entire harbor area. Any such proposals shall not significantly
impact coastal resources, includin ‘ » he beach
erosion and sand supply process along the shorellne Dub|IC views, envwonmentallv sensitive
habitat, public access, and circulation and parking.

Revlse Commerual Fishing and Recreatlonal Boatlng Palicy j. asfollows

a program to control use of the Iaunch ramp areas so that the loading and unloading of passengers

and gear does not preclude use of the launch ramp areas for boat launching.

Revise Commer cial Fishing and Recreational Boating Policy k. asfollows:

k. Aspart of any the proposed devel opment on the Seuthern-Pacific-property-east-of Figueroa east
Catellus property , a twenty-five-foot-wide accessway from Figueroa Street and a water sport
craft beach launching area shall be provided. The launching area shall be designed and designated
SO as not to endanger swimmers and other beach users. All new development or improvementsin
this area shall provide access from Figueroa Street or Del Monte Avenue to the beach across the
east Catellus parcel. Additional support facilities on the east Catellus parcel shall include

restrooms shower& and surface dry boat storaqe Sheulrd—thegiy—thpeugh-nseppeﬁumy—buwng

Revise Commer cial Fishing and Recreational Boating Policy |. asfollows:
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I. As part of the development/improvement plans for he east Catellus property, the City shal
develop a program for the convenlent everyday individual and controlled group use of any water
gport craft launching area. tha ,

property-east-of Figueroa:

Revise Commerdal Flshlng and Recreatlonal Boatlng Policy m. asfollows

the status of the Iocal commerdal flshl ng |ndustrv and r)rowde.fadlltlesfor commercia fishing as

necessary, depending on demand. The City shall ensure that recreational fishing boating facilities
are designed and located so as to not impede or interfere with the commercial fishing industry.

Add New Commer cial Fishing and Recreational Boating Policy n. asfollows:
n. The City shall continue working with fisherman to provide informal areas for net mending in the
waterfront area.

Add New Commer cial Fishing and Recreational Boating Policy o. asfollows:

0. For cruise ship operations that occur within the City limits of the City of Monterey, the City
shall communicate with cruise ship companies to ensure that they abide by the statutes and
regulations of all relevant international, federal, state and local agencies, including but not limited
to the International Maritime Organization, U.S. Coast Guard, U.S. Environmental Protection
Agency, U.S. Fish and Wildlife Service, National Marine Fisheries Service, the Monterey Bay
National Marine Sanctuary, California Department of Fish and Game (including CDFG'’ s Office of
Oil Spill Prevention Response), the State Lands Commission, Cdlifornia State Parks, the Air
Pollution Control District, the Regiona Water Quality Control Board and Monterey County
Environmental Health. Specifically, the City shall ensure that cruise ship companies comply with
requlations and statutes regarding safety and protection of natural resources, including but not
limited to, minimization of light and noise impacts, oil spill prevention and response, avoidance of
adverse impacts to marine wildlife and kelp, safe anchoring, safe operation of shore boats in
offshore city waters and the harbor, and safe handling of fuel, garbage, noxious liquids, “gray
water,” “black water,” bilge water, ballast water, and toxic chemicals.

Add New Commercial Fishing and Recreational Boating Policy p. asfollows:

p. The City shall employ measures to avoid adverse impacts (e.g., overcrowding of the passenger
loading/unloading dock, conflicts between pedestrians and vehicles in the Fisherman’s Wharf
area) of onshore cruise ship operations on harbor public access amenities. Such measures include,
but are not limited to, management of the passenger |oading/unloading area, scheduling of cruise
ship passengers visits at off-peak times, and designating a bus parking and loading area that does
not impede general public access and parking availability in the Fisherman’s Wharf area.

Add New Commercial Fishing and Recreational Boating Policy g. asfollows:
g. The City shall continue to provide low-cost moorings in the outer harbor area.
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Modification #27 - Proposed LCP Implementation Measures (Commercial Fishing and
Recr eational Boating) (see page | 1-C-6 of submittal)

Delete Commerual Flshlng and Recreatlonal Boatlng LCP Implementatlon Measurea

Rename Commercial Fishing and Recreational Boating L CP Implementation Measure b. as
Measure a:

b: a. The City shall develop and monitor alist of potential funding sources for improvements to,
and possible expansion of, the harbor area.

I. Public Works, Parking, and Circulation

M odification #28 - Cited Coastal Act Palicies (Public Works, Parking, and Circulation) (see
page 11-D-1 of submittal):

Revise Citation of Coastal Act Section 30212 as follows: 30212.5 Wherever appropriate and
feasible, public facilities, including parking areas or facilities, shall be distributed throughout an
area so as to mitigate against the impacts, social and otherwise, ofr overcrowding or overuse by
the public ofr any single area.

Add Coastal Act Section 30250(a) to the Land Use Plan as follows. (a) New residential,
commercial, or industrial development, except as otherwise provided in this division, shal be
located within, contiguous with, or in close proximity to, existing developed areas able to
accommodate it or, where such areas are not able to accommodate it, in other areas with adequate
public services and where it will not have significant adverse effects, either individualy or
cumulatively, on coastal resources. In addition, land divisions, other than leases for agricultural
uses, outside existing developed areas shall be permitted only where 50 percent of the usable
parcels in the area have been developed and the created parcels would be no smaller than the
average Size of surrounding parcels.

M odification #29 - Update Public Works, Parking, and Circulation Existing Conditions Text
(seepp. II-D-1to |1-D-4 of submittal):

Update Public Works, Parking, and Circulation Existing Condition a. text asfollows:

a. Regional Access. State Route 1, a four-lane freeway, provides the principal north-south
regional accessto the Monterey Bay area. State Route 68, a two-lane highway, provides east-west
regional access from Salinasto Monterey.
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Update Public Works, Parking, and Circulation Existing Condition b. text asfollows:

b. Harbor Area Street System. The major east/west arterial in the Harbor LCP areais Del Monte
Avenue. In the Harbor LCP area, Del Monte Avenue is a five-lane divided street from the east

City limit to Palo Verde Avenue. Del Monte Avenue is afour-lane undivided street from Sleat
Palo Verde to Camino El Estero. This segment of roadway is often very congested during the peak
morning and evening commute periods on weekdays and weekend afternoons. Del Monte Avenue
is a six-lane divided street hasrecenthy-been-widened between Camino El Estero and Washington
Street. At Washington Street, Del Monte Avenue connects with the Lighthouse Tunnel to provide
access to New Monterey, Lighthouse Avenue, Cannery Row, and Pacific Grove. The northside of

the tunnel connects to Lighthouse Curve, which leads to Lighthouse Avenue and the Cannery Row
areavia Foam Street. Lighthouse Curve is presently divided with two travel lanes southbound and
three travel 1anes northbound. #r-each-direction: With average daily traffic of over 53,000 vehicles
per day on peak days, Lighthouse Curveisthe City's most heavily traveled street and experiences a
service level of D (severe congestion with some long-term backups on critical approaches). The
primary north-south downtown streets serving the Harbor are Washington Street, Figueroa Street,

and Pecific Street. Beth Washington Street and Figueroa Street and-Pacific-Street{via-Scott
Street) serve as a primary access points to the mgor ground-level parking lots serving the
Fisherman's Wharf and marinaarea. A third controlled access point to the marina area parking lots
has been provided at Pacifica Street via Scott Street at Fisherman’s Wharf. Washington-Street-with

the widening of Dd Monte Avenue.

Update Public Works, Parking, and Circulation Existing Condition c. text asfollows:

c. Transit Service. Monterey/Salinas Transit provides bus service to the Harbor area. The City of
Monterey and the Monterey Bay Aquarium have contracted with Monterey/Salinas Transit to
operate a shuttle system linking Downtown, Cannery Row, and the Aquarium. This shuttle system
was instituted because of traffic congestion through the downtown area and traffic congestion and
parking shortages in the Cannery Row area created by visitors to the Monterey Bay Aquarium.
The shuttle system encourages motorists to park in the downtown parking garages and then shuttle
to Cannery Row. The dhuttle operates daily during the peak summer months between Memorial
Day and Labor Day. and-on-weekends-during-therest-of theyear: While the shuttleisfree, thereis
a moderate charge for parking in the downtown garages, which is less than parking fees in the
Cannery Row area. The shuttle has received heavy use and has served to significantly reduce
traffic congestion in both the downtown and Cannery Row areas. The City has purchased the
Southern Pacific right-of-way and developed a recreation trail through part of this former right-of-

way. The rallroad tracks have been retalned for future passenqer rail service to Monterev

Update Public Works, Parking, and Circulation Existing Condition d. text asfollows:

d. Parking Facilities. The existing parking facilities serving the harbor area are shown on Figure
8, including an unimproved parking area on the east Catellus site. During the peak summer months
and on weekends during the rest of the year, al facilities are heavily utilized. Parking directly
around the marina area is often fully utilized. Demand for the parking facilities around the marina
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Drowded for boat owners in the marina Darklnq Iot Users of Monterey Beach aso often
experience a shortage of parking around the entrance to Wharf No. 2 on peak weekends. Many
users of the beach park in the Monterey Bay Park lot on the north side of Del Monte Avenue
adjacent to Camino El Estero, and in the Lake EI Estero parking lots on the south S|de of DeI

Update Public Works, Parking, and Circulation Existing Condition e. text asfollows:

e. Proposed Improvements. To improve circulation and parking in the harbor area, the following

improvements have been discussed or proposed by the City:

1. Del Monte Avenue, between Camino El Estero and Sloat Avenue, is proposed for widening as

funds are available. This project is under design, but tFhere is presently no specific time line for

this proposed widening. The specific improvements that are proposed with this widening include

adding a third eastbound lane, left turn Ianes at mtersectlons as well as |mproved sqnal
operations. a » J

Development-chapter.

2. A roundabout is proposed at Figueroa Steret and the entrance to Wharf No. 2. The purpose of

the roundabout is to make traffic move more efficiently by eliminating the current left turn conflict.

3. The Cltv IS mveetl gating options to increase the parkl ng supplv to accommodate the public.
One optlon be| nq expl ored isa Darklnq structure West of Washl ngton Street Iheparl%g—tetsnear

Update Public Works, Parking, and Circulation Existing Condition f. text asfollows:
f. Wastewater Treatment Capacity and Facilities. The local sewage collection system is under the

jurisdiction of the City of Monterey’s Public Works Department. The regional transmission,
treatment, and disposal of wastewater is the responsibility of the Monterey Peninsula Regional
Water Pollution Control Agency, which operates a pump station #s-at the abandoned Monterey
Wastewater Treatment Plant on the eastern end of the U.S. Navy property. There are no treatment
capacity problems directly associated with present or proposed facilities in the Harbor LCP area.
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M odification #30 - Public Works, Parking, and Circulation Figures8 & 9

Revise Figure 8 (see page | I-D-3 of submittal) to:
Update existing parking numbers;
Show existing parking along Monterey Bay Park;
Update portion of Legend that states “ Unimproved Recreation Trail”;
Add Catellus parking, as planned.

Revise Figure 9 (see page | I-D-5 of submlttaJ) to:
Re-label “Wharf 2 Turnaround area’ as * Roundabout;”
Show new and proposed parking aress, such as along Monterey Bay Park;
Update road-widening phases (in legend);
Show proposed Catellus parking improvements.

M odification #31 - Public Works, Parking, and Circulation Policies (see pp. |1-D-6 to |1-D-7
of submittal)

Revise Public Works, Parking, and Circulation Policy a. asfollows:
a. Planning for the widening of Del Monte Avenue and-Lightheuse-Curve shall be continued and
implemented as financially feasible.

Revlse Publlc Works, Parklng, and Circulation Poalicy c. asfollows

Feepeanenal—utan— The recreatlonal tra|I shall be Wldened up to 22 feet Where blcvcles and
pedestrians share the trail and where there are no geologic or resource constraints; the recreational
trail shall be widened up to 14 feet in areas where bicycles and pedestrians are separated and
where there are no geologic or resource constraints. The City shall continue to maintain the
recreation trail.

Revise Public Works, Parking, and Circulation Policy d. asfollows:

d. Redesign-of-themarinaareasurface parkingltots A parking structure in the west Catellus parcel
may be constructed in the future shall-be-undertaken to increase parking capacity and to provide
more convenient parking for marina users:, provided the structure would not block existing public
vista points or view corridors as shown on Figure 10. The architecture of the parking structure
shall be reflective of and compatible with the historical architectural themes of the City of

Monterey.

Revise Public Works, Parking, and Circulation Policy e. asfollows:

e. In the area on the north side of Del Monte Avenue between Park Avenue and Sloat Avenue,
following the purchase of any lands through the City's opportunity buying program, the mgjority of
any purcha%d Iands shall be u%d for publlc parkl ng and Ci rculatlon |mprovements Stanelard
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Revise Public Works, Parking, and Circulation Policy f. asfollows:
f. Continue to require that all new development, or intensified existing; development in or
adjacent to the Harbor LCP area, to provides adequate parking. Intensified uses include, but are

not limited to, ameng-otherthings—hckude an increase in number of seats in restaurants, and an
increase in passenger capacity for boats.

Rename Public Works, Parking, and Circulation Policy h. as Policy g. (no other modification
of policy):

h- g. New development on and around Wharf No. 2 shall be undertaken in away that allows trucks
to efficiently serve the commercid fishing operations at the end of Wharf No. 2.

Revise Public Works, Parking, and Circulation Palicy i. asfollows and Rename as Palicy h:

. h. The City shall develop a parking program that identifies parking needs and resources for the
harbor area and correlates new development with available parking. To the degree that parking
can be provided within the context of the subject program, the parking policies presented in this
section are intended to provide for flexibility and offsite parking potential that would still

adequatelv serve the harbor area and visitor demand beﬂembte%e—auew—ter—th&pessbuﬁy—eﬁ

Revise Public Works, Parking, and Circulation Palicy j. asfollows and Rename as Policy i:

}. 1. For new or intensified development where on-site parking is not feasible, off-site parking in
the vicinity of the development may be provided. The initial review of al development projects
shall include an analysis of parking needs, provision for parking, and evidence that parking can be
provided without displacing other users.

Delete Public Works, Parklng, and Clrculatlon Pollcy K. asfollows

Add New Public Works, Parking, and Circulation Palicy j. asfollows:
i.  New development shall not preclude or interfere with planned public transportation
improvements or facilities, e.q. restored rail service and associated shuttle service.

Add New Public Works, Parking, and Circulation Policy k. asfollows:
k. Reconfiguration of existing public parking lots on the Catellus east and west sites shall be
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undertaken to improve circul ation.

Add New Public Works, Parking, and Circulation Policy I. asfollows:
|. The City shall retain existing pull-through boat trailer parking on the west side of Wharf No.2.

Add New Poalicy Public Works, Parking, and Circulation Policy m. asfollows:

m. The City shall landscape and provide paved (no gravel or dirt) parking surfaces in any parking
lot that is purchased by the City. Development of new parking lots shall comply with water quality
policies m through q in the “Natural Marine Resources and Habitat Areas’ section of the Harbor
LUP.

M odification #32 - Proposed Public Works, Parking, and Circulation L CP Implementation
M easur es (see page | | -D-7 of submittal)

Delete this Section as follows:

J. Coastal Visual Resources

Modification #33 - Cited Coastal Act Visual Resource Policies (see page I11-A-1 of
submittal):

Revise Coastal Act Section 30251 asfollows:

The scenic and visual qualities of coastal areas wiH shall be considered and protected as a
resource of public importance. Permitted development shall be sited and designed to protect views
to and along the ocean and scenic coastal areas, to minimize the ateration of natural land forms, to
be visually compatible with the character of surrounding areas, and, where feasible, to restore and
enhance visua quality in visualy degraded areas. New development in highly scenic areas, such
as those designated in the California Coastline Preservation and Recreation Plan prepared by the
Department of Parks and Recreation and by local government, shall be subordinate to the character
of its setting.

M odification #34 - Update Coastal Visual Resources Existing Conditions Text (see pp. I11-A-
1toll1-A-3 of submittal)

Update Coastal Visual Resour ces Existing Condition Introductory Paragraph text asfollows:
The existing coastal visual resources of Monterey Harbor are extensive and varied because of the
many colorful activities conducted in front of a spectacular backdrop of bay and shoreline, sky and
mounta| ns. F| gure 10 |nd|cat&e the Iocatl ons of h&ee |mportant views and scenlc elements The

Update Coastal Visual Resour ces Existing Condition b. text asfollows:

b. The existing viewscape from the Monterey Harbor area is one of the significant features of the
Monterey experience for both the resident and the visitor. From west to east, the Harbor LCP area
provides vistas of the Bay, shoreline, boats, and commercial fishing activities. The view from
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Shoreline Park is relatively unobstructed, looking toward the eastern shoreline across Monterey
Bay. A panoramic view of the entire Bay can be enjoyed from the Presidio grounds.

Update Coastal Visual Resour ces Existing Condition d. text asfollows:
d. The views from and dong Del Monte Beach are magnificent but previously were but-are
primarily limited to viewing points on the beach because of structures and sand dunes aong Del
Monte Avenue. Figure 11 shows the City's "Monterey Bay Park” eeneept (also known as
“Window on the Bay”), which was is designed to enhance views to, from, and along Del Monte
Beach. The City aready has purchased and eleared demolished a number of structures sewventy-
lﬁeelILteet—ef—ﬁtentagc—:nen in“Area A” annq the bay side of Ddl Monte Avenue as shown in Flgure

Avenue to Sloat Avenue and includes Iands between DeI Monte Avenue and the abandoned
railroad right-of-way. The existing townhouses on the bay side of the railroad right-of-way are not
propO%d for public purchase and thus, the acquisition of Area B would not serve to open up

Update Coastal Visual Resour ces Existing Condition e. text asfollows:

e. With the public purchase and removal of the final two structuresin Area A, as shown in Figure
11, a view corridor to the bay down Camino El Estero has-been will be opened up. This view
corridor is similar to the significant view corridor that exists down Figueroa Street to Wharf No. 2
and Monterey Beach. A potential ferview corridor down Camino Agugjito is presently blocked
by structures at the easterly end of Area A, as shown in Figure 11.

Update Coastal Vlsual Reeources EX|st|ng Condltlonf text asfollows

will prowdee opportunltles for bicyclists and pedestnans to traverse the Harbor and Monterey
Beach segments of Monterey Bay at the dightly raised level of the historic railroad bed, which

affords an ideal viewpoint from the shoreline.

Update Coastal Visual Resour ces Existing Condition g. text asfollows:
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g. The many historic buildings in the Harbor area also present aa unique and significant visual
resource. This visual resource has been recently enhanced by the selective removal of vegetation
and the remova of walls around Custom House Plaza that previoudy blocked views to the degree
that many visitors to Fisherman's Wharf never realized the existence of the State Historic Park.
Furthermore, Fhe General-Planfor-the State Historic-Park-recommends additional landscaping and
lighting improvements for the Custom House Plaza area have enhanced the visual resources of this
area.

Add Coadtal Visual Resour ces New Existing Condition h. text asfollows:

h. The City has purchased the east and west Catellus parcels, which are comprised of
approximately seven acres of land located on the north side of Del Monte Avenue, immediately
west and east of Figueroa Street. The primary objective of the City’s purchase of the east Catellus
site is to create an area for public use, which will include removal of several buildings and the
opening up of public views.

M odification #35 - Coastal Visual Resources Figures 10 and 11

Revise Figure 10 (see page | 1 1-A-2 of submittal) to:
Remove black area from Area A (Monterey Bay Park) except for the two privately held
parcels;
Change cross-hatched arrow (Potential Future View Corridor) on Camino Agugito to a
white arrow (Existing View Corridor);
Identify & label recreation trail.

Revise Figure 11 (see page | 11-A-4 of submittal) to:
Remove “ SP Property” from Catellus site;
Remove shading from Catellus site.
Update propertiesin Area A that have been purchased and cleared,
Identify & label recreation trail.

M odification #36 - Coastal Visual Resour ces Policies (see pp. [11-A-5to I11-A-6 of submittal)
Revise Coastal Visual Resources Policy b. asfollows:

b. Coastal views from the recreation trail shall be maintained and enhanced. On the west Catellus
site the recreation tra|I shall be aligned as close as possi bIe to coastal waters, consistent with

publlc safety

Revise Coastal Visual Resources Policy c. asfollows:
c. Structura or other blockage of the existing vista points and shoreline views in the Fisherman's
Wharf, marina, and-Wharf No. 2, and Monterey Bay Park areas shall be prohibited, except as

specifically provided in this plan.

Revise Coastal Vlsual Resources Pollcy d asfollows
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or extensve remodellnq of existing development shall Drotect views to and from the ocean, shall

be in scale with and visually compatible with the character of the surrounding harbor area, and
shall incorporate colors and exterior materials that are compatible with the surrounding harbor
area. The use of highly reflective materials shall be prohibited.

Revise Coastal Visual Resources Palicy e. asfollows:

e. To protect lateral views along Monterey Beach, including city, state park, and privately-owned

properties, no development shall be allowed on the sandy beach, except as specifically provided

in this plan. Specifically, for the Seuthern-Pacific-pareel east Catellus parcel, new development

shall improve the Vi sual aDDearance of this area asan |mportant gateway to the beach. ef-Figueroa;
a al ' ) Ut|||t|es shall be

Revise Coastal Visual Resources Policy f. asfollows:

f. To continue implementation of the "Monterey Bay Park™ concept and to develop an improved
visual and physical link between El Estero Park and Monterey Beach, as shown in Figure 10, the
City shall continue to pursue the acquisition of properties on the bay side of Del Monte Avenue.
1) The Ffirst priority for the acquisition of properties on the bayside of Del Monte Avenue shall-be
has been between Camino El Estero and Park Avenue. These properties are shown as Area A in
Figure 11. The City shall continue negotiating with the owners of the two remaining privately-held

parcels in Area A. Upon acquisition of these properties by the City, any structures on the
purchased properties shall be removed to open up public views through Monterey Bay Park to the
ocean. 2) Acquisition of properties between Park Avenue and Sloat Avenue shall continue to be
considered by the City. These properties are shown as Area B in Figure 11. Structures on
purchased properties shall then be removed open up views and to alow for additional Monterey
Bay Park parking.

Delete Coastal Visual Resources Pollcy h. asfollows

Add New Coastal Visual Resources Palicy h. asfollows:
h. All architectural control policiesin the Fisherman's Wharf Master Plan (see Appendix A) shall
be adhered to.

Revise Coastal Visual Resources Palicy i. asfollows:
. The City of Monterey and the State Department of Parks and Recreation shall continue to
Drmve hlstorlc Cvpr&s tre% on State Parks hlstorlc Dropertl% within the Cltv Werk—en—the
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Add New Coastal Visual Resources Policy j. asfollows:
i. Fences, walls, and landscaping shall not block harbor view corridors, as shown on Figure 10.

K. Locating and Planning New Development

M odification #37 - Cited Coastal Act Policies (L ocating and Planning New Development)
(seepp. I11-B-1to111-B-2 of submittal):

Revise Citation of Coastal Act Section 30213 asfollows:

Lower cost visitor and recreational facilities shall be protected, encouraged, and, where feasible,
provided. Developments providing public recreational opportunities are preferred.

The commission shall not: (1) require that overnight room rentals be fixed at an amount certain for
any privately owned and operated hotel, motel, or other similar visitor-serving facility located on
either public or private lands; or (2) establish or approve any method for the identification of low
or moderate income persons for the purpose of determining eligibility for overnight room rentalsin
any such facilities.

Revise Citation of Coastal Act Section 30221 asfollows:

Oceanfront larnd suitable for recreational use shall be protected for recreational use and
development unless present and foreseeable future demand for public or commercia recreational
activities that could be accommodated on the property is already adequately provided for in the
area.

Revise Citation of Coastal Act Section 30244 asfollows:

302244 Where development would adversely impact archaeological or paleontological resources
as identified by the State Historic Preservation officer, reasonable mitigation measures should be
required.

Revise Citation of Coastal Act Section 30255 as follows:

Coastal dependent development shall have priority over other developments on or near the
shoreline. Except as provided elsewherein thisdivision, coastal dependent development shall not
be sited in awetland. When appropriate, coastal-related devel opments should be accommodated
within reasonabl e proximity to the coastal-dependent uses they support.

Modification #38 - Update Locating and Planning New Development Existing Conditions
Text (seepp. [11-B-2to111-B-8 of submittal)):

Revise L ocating and Planning New Development Existing Condition a. asfollows:

a U.S. Coast Guard Breakwater and City of Monterey Landfill

The U.S. Coast Guard breskwater and the City of Monterey landfill are located in the northwest
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portion of Monterey Harbor in Monterey Bay. Both the breakwater and landfill areas are just
outside the Harbor LUCP area and were addressed in the Cannery Row ECP Land Use Plan. The
Cannery Row Land Use Plan designates the breakwater and landfill areas for coastal dependent
uSses.

Presently located on the landfill is a public launch ramp with supporting restrooms and parking.
The Iaunch ramp parkrng occupres approxrmately one-half of the 2.4 acre landfill site. Fhe
aA marine repair facility, dry boat
storage and supportr ng marrneorrented shops are Iocated on the other half of the landfill. ~ahich

lso-a ; A sixty-berth marinais located

adjacent to ael,temmgthelandfrll

Revise Locating and Planning New Development Existing Condition b. asfollows:

b. The U.S. Army Defense Language Ingtitute (the Presidio), located on Federa land, is a
significant historical and visua landmark in the Monterey area. The lower elevations of the
Presidio are in the Harbor LCP planning area. The City of Monterey has leased from the Army the
El Cadtillo site at the base of the Presidio of Monterey. The Army museum on the site has been
restored and is being operated by the City as a public museum.

Significant archaeological sites have been identified on the property. From the Spanish period,
located just above Lighthouse Curve, is the site of "El Cadtillo,” which was the old Spanish
Presidio of Monterey. Given the significant visual and archaeological resources in this area, the
State Historic Park General Plan, prepared in 19813 by the State Department of Parks and
Recreation, recommends that the lower area of the Presidio, if ever surplused by the Army, should
be acquired by the State for inclusion into the Monterey State Historic Park.

Revise L ocating and Planning New Development Existing Condition c. asfollows:
C. Shoreline Park

Shoreline Park is a narrow strip of land located between the U.S. Coast Guard maintenance
facility and Fisherman's Wharf. Amenities in this 5acre coastline park include a turf area and

seating areas with Bav views. A portr on of the recreatron trail passes throuqh the park. Shoreline

oS avist in 00-to0-200-foot-Wide-strip-extendina-south-to-Fisherman's- Whart- :I:h_l_sThegretch
of shoreline annq Shoreline Park is mostly rocky with small sand beaches nestled between
outcrops of rock. There is no improved access to the water. There are no signs or barriers
prohibiting access either to or aong the shoreline.
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Revise Locating and Planning New Development Existing Condition d. asfollows:
d. Van Buren/Jackson Street Residential Area

Existing development in this area consists mainly of single-family homes and garden apartments.
Two historic structures (Casa Soberanes and California's First Theatre) are located in the area.
These historic structures are owned by the State and are open to the public as part of the Monterey
State Historic Park. A 104-un|t hotel is Iocated on AJeng Pacific Street, between the two historic
structures. N .

Revise L ocating and Planning New Development Existing Condition e. asfollows:
e. Heritage Harbor

Located north of Scott Street on both sides of Pacific Street and adjoining the Fisherman's Wharf
and Custom House Plaza areas, the Heritage Harbor complex was originally developed as a
visitor-commercia shopping complex as part of the City's Custom House Redevelopment Project.
The existing structures in the complex represent the first phase of the project. While severa
restaurant complexes till remain in the first phase, the mgority of the first phase has been
converted to office uses. The Monterey Bay Aquarium now owns L ower Heritage Harbor.

On the land side of Pacific Street is a 266-space parking garage. A second phase, calling for the
congtruction of additional buildings around the parking garage, has not been undertaken. At
present, there are no known specific plans for the development of the now vacant upper site
surrounding the parking structure.

Revise Locating and Planning New Development Existing Condition f. asfollows:
f. Conference Center/Doubletree Inn

The City of Monterey’s (onference Center and the 375 380-room Doubletree Inn occupy a site
lying between the State Historic Park and Alvarado Street. A 420-space parking structure serves
the Doubletree Inn.

The Stanton Maritime Museum is located on City-owned land that Drewouslv was occupied bv
Fthe Doubletree Inn tennis courts. 4 ; v n

Revise L ocating and Planning New Development Existing Condition g. asfollows:
0. Monterey State Historic Park

A portion of Monterey State Historic Park is located within the Harbor LCP boundary, including
the following historic buildings and sites:

1 Sloat Landing Site
2. Plazadel Muelle
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3 Custom House

4, Pacific House

5. Casade Oro

6 Whaling Station

7 First Brick House

8. SerraLanding Site

9. CdliforniaFirst Theatre

10. Soberanes Adobe

11. Custom House Plaza

12. Pacific House Orientation Center

The State Historic Park forms a physical and visual link between Downtown Monterey and
Monterey Harbor. A General Plan for the State Historic Park was prepared in 19813 by the State
Department of Parks and Recreation working with the City of Monterey. The Genera Plan
contains specific recommendations for the enhancement of the listed historic buildings and sites,
including improved landscaping, directiona signing, and improved visitor orientation programs.
A majority of the proposed improvements in the 1983 State Historic Parks General Plan have been
accomplished.

Revise Locating and Planning New Development Existing Condition i. as follows:
i. Monterey Harbor Marina

Current dips and moorings cover al the available space within the existing marina.
Approximately 500-430 boats are docked i in the 4153 dipswithin the marina. The Harbormaster S
office includes public restrooms —On-the A - » .
restroom and shower facilities for marina dlip hoI ders and offlceefor two boat Salee operations.

Revise L ocating and Planning New Development Existing Condition k. asfollows:
k. Wharf No. 2

Wharf No. 2 was built in 1926. Major structural repairs have recently been completed on Wharf
No. 2. Still in need of major structural repair is the City-owned Concessionaire Building at the
end of Wharf No. 2. The Concessionaire Building is leased by commercial fishing enterprises and
is used primarily for the unloading of commercial fishing boats. Two restaurants exist along the
west side of Wharf No. 2, as does a boat hoist and the Monterey Peninsula Y acht Club. Along the
east side of Wharf No. 2 exists aboardwalk, which is a popular fishing spot.

Maintenance of Wharf No. 2, aswell as Fisherman's Wharf and the Marina, is the responsibility of
the City. Thereisacentral harbor maintenance facility located at the corner of Figueroa Street and
Franklln Avenue, one block south of Del Monte Avenue just outsi de the Coastal Zone Pmeently—
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faCI|It)L

In order to establish a more efficient harbor maintenance facility that meets the minimum needs of
the harbor area, City staff sees a need for a consolidated maintenance facility north of Del Monte
Avenue near Wharf No. 2 with a 4,000-sguare-foot shop and storage building and 9,000 square
feet of fenced outside storage, for atotal of 13,000 square feet of land area.

Revise Locating and Planning New Development Existing Condition |. asfollows:

|. Seuthern-PaciicProperty Catellus Parcels

The City has purchased the former Southern Pacific ewns property on each side of Figueroa Street
fronting on Del Monte Avenue between Washington Street and Camino El Estero. This property is
now referred to as the east and west Catellus parcels. The City acquired these parcels between
2000 and 2002. A number of structures are currently located on the east Catellus site, including
the Sea Scout building (which houses Adventures by the Sea), Monterey Bay Kayaks, a warehouse,
and acafé. The west parcel includes the Southern Pacific Railroad Passenger Depot building and

parking.

The Catellus Han proposes redevelopment of the east and west Catellus parcels to: 1) improve
public access to Monterey Bay Beach and Wharf No. 2; 2) improve the aesthetics and views of the
project areafrom Del Monte Avenue; and 3) improve circulation and parking in the area.

Fherepresently—existson-the A number of land uses presently exist on the SedthernPacific
property Catellus parcels, a-nrumbereftand-uses which provide needed services to the harbor
area. Specifically, these land uses are as follows:

1. Dry Boat Storage — The Monterey Pen| nsula'Y acht CI ub currently Iem an area on the east side
of Figueroa Street ' a for dry boat storage.
from-Southern-Pacific—The Yacht cl ub has expressed a need for the doubling of its storage areato
30,000 square feet. Y acht Club representatives have pointed out that, due to sailboat mast heights,
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their dry boat storage needs to be located in such a way that no overhead wires interfere with
movement of the boats from the storage area to the launch ramp or hoist on Wharf No. 2. The
Catellus Plan proposes to Iocate an expanded dry boat storage area on the east Catellus site.

Heﬁbe#manhaepea—A ShID chandlerv is Iocated on the flrst roor of the restaurant bwldlnq inthe
marlna parking lot near Wharf No. 2. This chandlery provides marme support to the commercial

3. Fish Truck Turn-Around Area - A smal portion of the City-owned west Catellus parcel
Seuthern-Pacific-property, generadly along the area of recenthy removed railroad tracks on the east
side of Figueroa, is used as atruck turn-around areafor trucks loading fish at the end of Wharf No.
2. Given the width of Wharf No. 2, the large tractor-trailers picking up fish at the end of Wharf
No. 2 must back the 1,700-foot length of Wharf No. 2. As many as ten trucks a day make this
movement during the height of the fishing season. The City is examining solutions to this problem
as part of its Catellus Properties Phased Improvement Plan (2002).

Paeme The beach Iocated on the east Dortlon of the Catellus sute is owned bv the Cltv Wlth
access from Figueroa, this beach area is a popular launching point for sailing competitions,

including the Monterey Multi-hull Classic attracting-over—200-beats, staged each year from this
beach area. However, use of the beach for the launching of boats is limited to temporary events,

which must obtain a coastal permit from the City of Monterey or the Coastal Commission.

Revise Locating and Planning New Development Existing Condition m. asfollows:
m. Monterey Beach/Del Monte Avenue
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Monterey Beachisa broad stretch of Qublrc sandy shorelrne begrnnr ng at Figueroa Street ew of

ef—Mentere,L At Wharf No Z—en—theetty—pertten—ef—the-beaeh there exrstsarestroom facrlrty

which is proposed for demolition under the “Catellus Properties Phased Improvement Plan
(2002).” A new restroom would be located in either the Sea Scout or Monterey Bav Kavaks

buildings. a

neaHhe—entranee—te—Wharf—Ne—Z— The beach from approxrmately Camrno El to the Naval
Postgraduate School property, is under the jurisdiction of the State of California Parks and
Recreation Department. Specific land ownerships, as of 2002, are shown in Figure 13.

Between Monterey Beach and Del Monte Avenue, from Wharf No. 2 to Camino El Estero, are
warehouse structures whieh that occupy the land along the railroad right-of-way. From Camino El
Estero to Park Avenue, al but two of the commercial buildings have been removed as part of the
Monterey Bay Park (Window on the Bay) development. From Park Avenue to Sloat Avenue,
commercia buildings and fences occupy the existing frontage lots along Del Monte Avenue. East
of Park Avenue, the Del Monte Beach Townhouse complex is located on the beach between the
raHroad recreation trail and the shoreline. There is a sixty-foot strip of State land from the
raitroad—right-of-way recreation trail to the Bay between the Townhouses and the Naval
Postgraduate School property. These existing land uses, and how these land uses relate to the
City's "Monterey Bay Park" concept, are discussed in the preceding Coastal Visua Resources
chapter.

East of Camino El Estero, the City of Monterey has purchased the Southern Pacific right-of-way
for development of atransportation corridor. The recreation trail also passes through this area.

Revise L ocating and Planning New Development Existing Condition n. asfollows:
n. Future Del Monte Avenue Widening

Del Monte Avenue has been widened from Washington Street to Camino El Estero and from Palo
Verde to the Seaside City limit. As funds are available, the City plans proposes to eventually
widen Del Monte Avenue between Camino El Estero and Palo Verde to-the Seaside city-Hmit-Hne.
Between Camino El Estero and Camino Agugjito, the widening will ean be accomplished by using

Iands along the north Side of Dél Monte Avenue eelgeef—El—Estere—Park—but—thlerdea—sheuLd-be

Between Camino Agugjito and Sloat Avenue, the lands needed for widening are in private
ownership. From Camino Agugjito to Park Avenue, the lands needed for widening are shown in a
plan line of severa feet in width on the land side of Del Monte Avenue and a plan line of
approximately fifteen feet in width on the bay side of Del Monte Avenue. From Park Avenueto
Sloat Avenue, aplan line of ten feet in width for the widening of Del Monte Avenue exists on both
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sides of the street. Should these plan line areas be acquired, severa structures on both sides of
De Monte Avenue would have to be removed. The possibility of combining the two plan lines
into one twenty-foot-wide plan on one side of Del Monte Avenue has been discussed. If this
twenty-foot widening was undertaken on the bay side, several structures would have to be
removed. After the widening, the depth of the parcels on the bay side would be reduced to
approximately seventy feet. A need to restudy this plan line has been identified by City staff.

M odification #39 - L ocating and Planning New Development Figures 12, 13, and 14 and New
Figure 15
Revise Figure 12 (see page | 11-B-3 of submittal) to:

Remove “Railroad Right-of-Way” from key and replace with “Recreation Trail;”

Apply land uses to both wharves;

Update Monterey Bay Park areato show more Public Park and less Commercial land use.

Revise Figure 13 (see page | 11-B-9 of submittal) to:
Remove “ Southern Pacific” from east Catellus site and re-1abel as appropriate;

Revise Figure 14 (see page | 11-B-11 of submittal) to:
Show recreation trail as public use through Catellus sites;
Change key regarding “Urban Renewa Plan Uses’ to “Custom House Visitor-Serving
Commercial;”
Remove “Marine Commercial” designation from key and from Catellus sites and re-
designate as “ Catellus Multi-Use”
Update map to show current location of Harbor Facilities (e.g., launch ramp, berthing area,
mooring area, docking areq).

Add New Figure 15 asfollows. Archaeological Resources Map for the Harbor LUP Area

M odification #40 - L ocating and Planning New Development Palicies (see pp. [11-B-10to l11-
B-13 of submittal):

Revise L ocating and Planning New Development Policy a. asfollows:

a. The publicly owned sandy beaches, parks, recreational trails, transportation trails, plazas, and
historic buildings which-are-publicly-ewned shall be designated as public use areas. Allowable
uses in these areas include low to medium intensity recreational use. Allowable development in
these areas is limited to minimal structures designed to enhance public access and recreation, i.e.,
signage, bicycle racks, benches, trash containers, picnic tables, paths, etc. See policy f in “Public
Recreation” Section for alowable development and uses on public beaches.

Revise Locating and Planning New Development Policy b. asfollows:

b. The lower area of the Presidio, which lies within the Harbor LCP planning area, shall be
designated to allow continued fer military uses. If acquired by the State (as suggested in the 1983
State Hlstorlc Park General Plan) thls area would then become part of with-futurereservationfor

the Monterey State Historic Park. as-suggested-in-the
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historic and prehistoric resources of the site, which shall not be disturbed, subject to federal and
state laws pertaining to such resources. A minimum ef-new level of new facilities necessary for
low impact recreational and educational use, and consistent with archaeological and scenic
resource protection, shall be permitted. The City shall continue to operate the public military

museum on the El Castillo portion of the lower Presidio property.

Revise L ocating and Planning New Development Policy c. asfollows:

c. The existing residential use in With-the-exeeption-of-two-City-Urban-Renewalparcels; the Van
Buren/Jackson Street area shall continue to be designated for multiple family, residential
development in line with existing City Zoning Ordinance standards. Specifically, maximum
allowable density is 30 units per acre and no buildings shall exceed thitty two stories and twenty-
fivefeet in height.

Revise Locating and Planning New Development Policy d. asfollows:

d. The historic structures in the Custom House Redevelopment Area (see Figure 1) shal be
designated for public use. Existing hotel and other commercial development in this area, including
Heritage Harbor, shall be designated Custom House visitor serving commercia. Allowable

Custom House VISI'[OI’ serving commerC|aI uses are deflned Me—@ﬂy—Urban—Rene#al—pareel&e&

in the Redevel opment Plan for
the Custom House Redevel opment Prolect as —Uses—pepmmed-by—the-Redatelepment—Plan—aFe
outlined in Appendix €B. In addition to these uses, allowable uses include marine resource
interpretation (e.g., a Monterey Bay National Marine Sanctuary visitor center), sailboat rentals,
and marine excursion rides.

Revise L ocating and Planning New Development Policy f. asfollows:

f. Uses development standards; and procedures permitted on Fisherman’s Wharf sheuld shall be
those permitted in the Fisherman’s Wharf Master Plan (see Appendix C) adopted by the City in
July, 1986, and as consistent with the LUP policies.

Revise L ocating and Planning New Development Policy h. asfollows:

h. The west Catellus SeuthernPacific property oen-the-west-side-of Figueroa-Street-shall be

designated fer-Catellus multi-use. coastal-dependent-or-marine-commercial-uses: Allowable uses
include parking, coastal dependent, coastal related, and public serving uses. Specific uses

allowed on the west Catellus Sedthern-Pacific property shall be limited to those uses supporting
and serving the marina, Wharf No. 2, and Dda-Mente Monterey Beach. The existing railroad
passenger depot shall be preserved. The recreation trail shall pass through this area. Parking for
the west Catellus site shall be provided on Site or in the marina area. A-visitor-accommeodation

facihity-shall-not be dllowed on this site.
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Specific development standards for the west side parcel shall be as follows: 1) Twenty-five-foot
height limit; 2) development shall be set back from Figueroa Street to protect the view corridor to

Wharf 2 3) aII requi red park| ng shall be prowded on ate—49—aneasement—ar|qcwn+n%ucn49f—h+\,¢ent>,4L

Revise Locating and Planning New Development Policy i. asfollows:

i. The Seuthern-Pacific east Catellus property shall be designated Catellus multi-use. forcoastat
dependent-or—marine-commercial-uses: Allowable Pessible uses include are-as-feHows: open
Space, recreation trail, public restroom, equipment rentals and sales, small snack bar/small
restaurant, beach entertai nment, Bboat sales and chandleries; snad'(—ba#-smau—mﬁauﬁant— balt and
tackle/sundry shops, ma les-al !
eme%iepmanne-petamed-bm boaI storage and rental

New development shall be limited to parking ot improvements, landscaping, dry boat storage with
screening, public plazas, and development of a wave runup barrier to protect the plaza and public
beach access and prevent flooding of Del Monte Avenue, only if such development does not
adversaly impact sand squIv A

Revise L ocating and Planning New Development Policy j. asfollows:

J. The City of Monterey shall aetively continue effertstoreestablish to develop a continual, visual
park-like setting between El Estero Park and the Monterey Beach waterfront through acquisition of
commercial land and buildings along Del Monte Avenue. Following any public purchase,
allowable uses on the land north of Del Monte Avenue shall consist of be-designated-as-a-public

uses area, which generally includes trails; beaches; parks and their support facilities, such as
restrooms; parking for beach and boating public; and low-impact recreation improvements.
Development of these properties shall not interfere with potential restoration of rail service to
Monterey. A portion of thisland shall be used to widen the north side of Del Monte Avenue.

Any properties fronting on Del Monte Avenue on the bay side between Camino € Estero (at the
eastern boundary of the east Catellus parcel) and Sloat Avenue, that have not been purchased by
the City of Monterey for inclusion into Monterey Bay Park, shall be designated commercia with
the principal permitted use of commercia visitor serving and a conditional use of genera
commercia uses, with development being limited to the scale and intensity of existing uses.
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1) No new buildings shall be alowed between Camino El Estero and Park Avenue along the north
side of Del Monte Avenue, in order to enhance the bay view. Development shall be limited to
low-intensity public recreational and open space uses that preserve views.

2) In the area on the north side of Del Monte Avenue between Park Avenue and Sloat Avenue,
following the public purchase of any lands, the majority of these lands shall be used for public
parking and circulation improvements. Additional development may include restrooms and low-
intensity recreation improvements.

Delete L ocating and Planning New Development Policy k. and Replace with New Policy k. as
follows:

k. The City shall encourage and work with State Parks to undertake a plan update of the 1983
Monterey State Historic General Plan.  Proposed improvements in the 1983 plan that have not
been accomplished shall be reevaluated.

Delete Locallng and Planning New Development Pollcy l. asfollows
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: L ion Office.

Add New L ocating and Planning New Development Policy |. asfollows:

|. As part of the initial environmental assessment for all proposed development in the Harbor LUP
area, the City shall require an archaeological/paleontological survey by a qualified professional,
in consultation with the State Historic Preservation Officer. This survey shall be completed early
in the land use planning and/or development process so that archaeological and paleontological
resources can be given consideration during the conceptual design phase of private or public

projects.

Add New L ocating and Planning New Development Policy m. asfollows:

m. New development shall protect and preserve archaeological, historical, and paleontological

resources from destruction, and shall, to the maximum extent feasible, avoid and minimize impacts
to such resources. Where development would adversely impact archaeological or paleontological
resources, reasonable mitigation measures shall be required.

Add New L ocating and Planning New Development Policy n. asfollows:

n. New development on sites identified as archaeologically sensitive shall include on-site
monitoring by a qualified archaeologist and, when appropriate, a Native American consultant, of
al grading, excavation, and site preparation that involves disturbance of the site. In the event that
unknown archaeological resources are uncovered during construction or excavation, such work
shall cease until appropriate mitigation measures are devel oped.

L. Appendices
M odification #41 - Appendices — see pages A-1 through D-2 of submittal:
Delete Appendix A asfollows:
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8. E"lalua'.e“elg.elllS'lt.e“"peets ) tod et

Rename Appendix B as Appendix A and Revise asfollows:

APPENDIX BA

WHARF MASTER PLAN PUBLIC ACCESS/OPEN SPACE/ARCHITECTURAL CONTROL POLICIES
ASADOPTED IN THE WHARF MASTER PLAN
FOR FISHERMAN'S WHARF
BY THE MONTEREY CITY COUNCIL
1. The present open space and view areas, shown in Figure 5, shall be maintained.
2. To provide additional public access and view area, Concession 34 should be allowed to
replace its structure over the water under the condition that access be placed across the back of the
structure. This access should be provided in away that will not preclude the linking of this access
with the existing public access on adjoining Concessions 35 and 33, as shown in Figure 5. The
required public access for Concession 34 shall not be required to be linked to Concessions 35 and
33 without the consent of Concession 35 and 33. The existing public access on Concessions 35
and 33 should be considered separate and should be required to be linked to public access
improvements on Concession 35 as a condition of development when improvements are proposed
for either Concession 35 or 33.
3. The provision of a panoramic viewpoint accessible to the general public should be a condition
of any lease area expansion, as provided for in Architectural Control Policy 1.* This panoramic
viewpoint should be linked to other viewpoints so as to provide lateral access at the backs of
structures, where feasible, and subject to the approval of all adjacent concessionaires.
4. Should any concession cease operation and not desire to renew its lease, the City should study
the structure to see if the structure should be removed and the area should become permanent open
Space.
*

Architectural Control Policies Peliey-1- in the Wharf Master Plan reads as follows:

1 The existing lease areas, with the exception of lease areas for retail and wholesale

fishmarkets, as addressed in Permitted Use Policy 3, shall only be extended for building

purposes; and the present building outlines shall be essentially maintained and only added

to where such extensions and additions accomplish all of the following:

. The extensions and additions enhance public access and view opportunities, as
defined by Public Access/Open Space Policy 3, without infringing upon the views
and operations of neighbors.

. The extensions and additions maintain the overall design character of the Wharf.

2. New two-story structures shall not be permitted on the Wharf except where:
. Such structures encourage marine-related usesin line with Permitted Use Policy 3.
. Such structures do not significantly affect the overall design character of the Wharf;
. Such structures do not infringe upon the views and operations of neighbors.

3. No further building or structure shal be permitted below the level of the deck on Wharf
No. 1, except boat landings. Boat landings may be permitted within the piling supporting a
building or deck, but should not project outward of the existing lines of piling.
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4, The exteriors of any building or structure to be altered, remodeled, or replaced, and any
decorations, ornamentation, or signs proposed to be installed, shall be approved by te
Architectural Review Committee.

5. The painting of any building, structure, decoration, ornamentation, or sign to the same or to
adifferent shade or color shall require approval of the Architectural Review Committee.

Rename Appendix C (Land Uses Permitted by the Redevelopment Plan for the custom House
Redevelopment Project) as Appendix B. (No substantive modification of this appendix.)

Rename Appendix D (Wharf Master Plan Permitted Use Policies) as Appendix C. (No
substantive modification of thisappendix.)

I1l. FINDINGS AND DECLARATIONS
The Commission finds and declares as follows:

A. Background

Area Description: The Harbor segment is comprised of shoreline property along Monterey Bay
and is located west of the U.S. Naval Postgraduate School Property and southeast of Cannery
Row. This segment is a hub of the tourist and fishing industry and includes the recreational
Fisherman's Wharf (Wharf No. 1), the commercia fishing facilities on Wharf No. 2, and two
marinas. A portion of Monterey State Beach, contiguous to the City-owned beach, lies within the
segment. The City’s Shoreline Park parallels the beach in the western half of the segment and the
former Southern Pacific Railroad right-of-way provides a recreational trail through the Harbor
area and connects adjacent segments.  Monterey Bay Park is located on Del Monte Avenue
adjacent to Monterey State Beach. East of Monterey Bay Park, Del Monte Avenue is lined with
commercial development. The Del Monte Beach Townhouses are the only residential use seaward
of De Monte Avenue. The Doubletree Inn, the Heritage Harbor commercia complex, and the
Monterey City Conference Center, which is adjacent to the City’s Custom House Plaza, are the
remaining major developments. The area contains many of the historic sites of the Monterey State
Historic Park. Mgjor parking areas are located adjacent to the marina and in parking garages just
outside of the Coastal Zone. The parking areas are fully occupied on weekends and during the
summer.

The Harbor Segment Resubmittal: A draft LUP was circulated in November of 1985, with a
formal submittal in early 1987. The LUP was denied and then certified with one suggested
modification on May 12, 1987. The City rejected this modification and resubmitted the LUP in
January 1988. Due to atime limit waiver, the Commission hearing was postponed indefinitely, at
the City's request. The second re-submittal was made in April, 1992, and was continued in
August, 1992. In August 2001, the City again re-submitted the Harbor segment of their LUP for
review by Commission staff and certification by the Commission.

Public Participation: The City Council approved the City’s re-submittal on May 15, 2001. The
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City Council meeting was properly noticed to alow public participation.

B. Natural Marine Resources and Habitat Areas
The following sections of the Coastal Act pertain to preservation and enhancement of coastd
waters and other environmentally sensitive areas:

Section 30107.5. "Environmentally sensitive area" means any area in which plant or
animal life or their habitats are either rare or especially valuable because of their
gpecial nature or role in an ecosystem and which could be easily disturbed or degraded
by human activities and devel opments.

Section 30230. Marine resources shall be maintained, enhanced, and where feasible,
restored. Special protection shall be given to areas and species of special biological or
economic significance. Uses of the marine environment shall be carried out in a
manner that will sustain the biological productivity of coastal waters and that will
maintain healthy populations of all species of marine organisms adequate for long-term
commercial, recreational, scientific, and educational purposes.

Section 30231. The biological productivity and the quality of coastal waters, streams,
wetlands, estuaries, and lakes appropriate to maintain optimum populations of marine
organisms and for the protection of human health shall be maintained and, where
feasible, restored through, among other means, minimizing adverse effects of waste
water discharges and entrainment, controlling runoff, preventing depletion of ground
water supplies and substantial interference with surface water flow, encouraging waste
water reclamation, maintaining natural vegetation buffer areas that protect riparian
habitats, and minimizing alteration of natural streams.

Section 30232. Protection against the spillage of crude oil, gas, petroleum products, or
hazardous substances shall be provided in relation to any development or
transportation of such materials. Effective containment and cleanup facilities and
procedures shall be provided for accidental spillsthat do occur.

Section 30240. (a) Environmentally sensitive habitat areas shall be protected against
any significant disruption of habitat values, and only uses dependent on those resources
shall be allowed within those areas. (b) Development in areas adjacent to
environmentally sensitive habitat areas and parks and recreation areas shall be sited
and designed to prevent impacts which would significantly degrade those areas, and
shall be compatible with the continuance of those habitat and recreation areas.

L UP References: Chapter I-A, Natural Marine Resources and Habitat Areas

Background: In general, the Harbor LUP planning area is highly developed with visitor-serving
and public access improvements, two wharves, restaurants and other commercial development,
and a small amount of residential development. Some dune habitat, however, is located between
Dd Monte Avenue and the ocean. This area, athough highly sensitive to disturbance, is one of
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the few remaining natural habitats in Harbor LUP area. Mixed groves of eucalyptus and cypress
trees are located behind this dune habitat. Additional cypress trees are interspersed throughout the
Harbor LUP area. Also, a small stream and a scattering of coast live oak occur within the
Monterey Presidio property.

Marine resources in the Harbor area include the intertidal and subtidal ocean zones. A rocky
shoreline with associated populations of invertebrates is located in the western portion of the
Harbor LUP area. In addition, alarge variety of algal species and invertebrates live on the pilings
of Fisherman’s Wharf and Wharf No. 2. The Harbor area is also home to a large number of
seabirds and sea mammals.

Natural Marine Resources and Habitat Areas — Cited Coastal Act Policies: This section
includes a number of Coastal Act policies that provide for protection of marine resources and
other environmentally sensitive habitat areas. The submittal includes a reference to the out-of-date
State Local Coastal Program Manual, which included a definition of “environmentally sensitive
habitat areas.” Also, in the more than 20 years since the Harbor LUP was originaly submitted,
some minor amendments have been made to cited Coastal Act Section 30240. Modification #2
updates Coastal Act Section 30240, deletes the reference to the State Local Coastal Program
Manual, and adds Coastal Act Section 30107.5 (which defines “environmentally sensitive area”)
to the Harbor LUP.

Natural Marine Resour ces and Habitat Areas— Existing Conditions Text

The Existing Conditions section of the LUP was written in the early 1980’'s. The City has made
few updates to the Existing Conditions text during the intervening years. For example, several
species of dune plants that could occur in the Harbor LUP planning area, including the Monterey
spineflower and the sand gilia, have attained special status in recent years (e.g., threatened or
endangered). In addition, when the LUP was first written, kelp beds were virtually non-existent in
the Harbor itself. Kelp beds are now abundant within the Harbor. Commission staff has revised
the text of the Natural Marine Resources and Habitat Areas Existing Conditions to reflect current
conditionsin the Harbor area. Please see Modification #3 for these updates.

Natural Marine Resour ces and Habitat Areas— Figure 2

Figure 2 is out of date. For example, the recreation trail now occupies the area shown as
grassland along the former railroad right-of-way. In addition, kelp beds are now found within the
Harbor itself, athough this is not shown on Figure 2. To ensure that the LUP is up to date
regarding Natural Marine Resources and Habitat Areas, Modification #4 requires specific updates
to Figure 2.

Natural Marine Resour ces and Habitat Areas— Policies

Policy b. This policy statesthat the City “should” continue to support the California Department of
Fish and Game's efforts to monitor and manage the sea otter population along the Harbor LUP
shoreline. To provide more certainty that the policy will be carried out, “should” is replaced with
“shall.”

Natural Marine Resources and Habitat Areas Policies c., e, and New policies g. and |.
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Proposed policies c. and e. require preservation of the remaining small dune habitat of the Harbor
LUP area and development of a dune management plan as a condition of approval for new
development in the dune area. New policy c., which incorporates the restrictions in proposed
policy e., also requires the preservation and restoration of the small remaining dune habitat, but
specifies in more detail the types of development allowed in the dune area (e.g. boardwalks and
signing), restricted activities in the dune area (e.g., vehicles, dogs off leash), and requires
landscaping with native plants, as well as coordination with State Parks regarding any restoration
efforts undertaken at the adjacent State Beach. Given that no resource survey has been done in the
Harbor LUP area for years, new policy e. requires that a resource survey be conducted prior to
any proposed development in any of the environmentally sensitive areas of the Harbor. Also, new
policy |. requires native dune plant landscaping with any further development of the recreation
trail, which is adjacent to the Harbor dune area. Finally, athough the endangered snowy plover
has not been documented in the Harbor area, it has been found in the Del Monte Beach area just
east of the Harbor. New policy g. requires specific protections for the snowy plover if any of
these birds are found in the Harbor area. The above modifications provide consistency with
Coastal Act Section 30240 regarding the protection of environmentally sensitive habitat aress.

Natural Marine Resources and Habitat Areas Policy f. and New Policy k. Proposed policy f.
requires preservation of the existing live oak community in the Presidio, as well as restoration of a
small, disturbed creek along the eastern edge of the Presidio. This policy is modified to require a
100-foot development setback from the creek bank or edge of riparian vegetation, except for
public access improvements. New policy k. adds standards to the LUP regarding preservation of
native trees in the Harbor area. With the above modifications, these policies are consistent with
Section 30240 of the Coastal Act.

Natural Marine Resour ces and Habitat Areas Deleted Policy g., Policiesh., i. and j., and New
Policies m. through x.

To help control the buildup of plastic debris in the marine environment, proposed policy i.
requires that dumpsters or garbage cans be installed as a condition of new development or
redevel opment along the shoreline. Modified policy i. also requires the installation of recycling
containers. Proposed policy h. required the City to develop and implement a clean-up plan for
Harbor lead contamination. This has been accomplished and policy h. is modified to require the
City to continue to monitor Harbor sediments for lead contamination and to implement a clean-up
planif lead isfound again in the Harbor. To protect intertidal habitats, proposed policy j. requires
signing as a condition of shoreline development. This policy is modified to specify
information/educational signing.

New policies m. through x. require that the City implement the relevant portions of the 1998 Model
Urban Runoff program, which included many programs to protect and restore water quality,
including implementation of best management practices for marinas, filtration and treatment of
stormwater, maintenance of drainage devices, repair of existing outfall lines but disallowing new
outfalls, and sweeping of public streets and parking lots. Proposed policy g., which required the
City to develop a program to improve water quality in the Harbor, is deleted because its
provisions are updated in new policies m. and n.
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A suite of new policies has been developed to ensure that adequate BMPs are included for all new
development. Specifically, new policy o. provides that new development shall not result in
adverse impacts to coastal waters, consistent with Coastal Act Sections 30230 and 30231. New
policy s. requires that best management practices (BMPs) be incorporated into a project in atiered
fashion, depending on the scope of the development. For example, the development of one single-
family residence probably would not necessitate the installation of a large treatment device;
instead site controls (such as reducing impervious surfaces) and source controls (such as
conditioning the project to prohibit pesticide use) might be sufficient to mitigate the water quality
impacts of asmall residential development. New policy s., however, would require devel opments
that pose a greater threat to water quality to implement treatment controls, as well as site design
and source controls. To determine which developments require which type(s) of BMPs, new
policies t. and u. are required. New policy t. requires development of a procedure in the
implementation plan for reviewing al developments for their individual impacts to water quality.
New policy u. requires development of a manual of BMPs to guide project design and engineering
for development in the Coastal Zone. In cases where post-construction treatment controls are
required, new policy v. will ensure that treatment controls treat the amount of stormwater up to and
including the 85" percentile storm event. This numeric standard is based on a point of diminishing
returns, beyond which the water quality benefit of capturing larger volumes of stormwater begins
to decrease. The Commission has previously found that this design standard is based on sound
science and notes that the same design standard has been used by numerous stormwater
management agencies throughout the state. Finally, new policy w. would allow the City to develop
a procedure that explains how it will determine that the numeric design standard is not feasible,
under limited circumstances. In these cases, the applicant would propose an alternative suite of
site design, source control, and treatment control BMPs o provide equivalent protection to that
provided by a standard suite of BMPs. Taken together, the new water quality policies discussed
above will provide for improved water quality in the Harbor area. Together, these modifications
provide consistency with Coastal Act Sections 30230, 30231, and 30232.

Natural Marine Resources and Habitat Areas — LCP Implementation Measures —
M odification xx

New policy c. prohibits vehicles in the dune area. Thus, LUP implementation measure b. is
modified to remove language that calls for development of guidelines for off-road vehicles in the
beach and dune areas. See Modification #6.

Conclusion
Therefore, as modified, the Natural Marine Resources and Habitat Areas component of the Harbor
Segment Land Use Plan is consistent with the resource protection policies of the Coastal Act.

C. Water Resources
The following sections of the Coastal Act pertain to the management of available water supplies:

Section 30231. The biological productivity and the quality of coastal waters, streams,
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wetlands, estuaries, and lakes appropriate to maintain optimum populations of marine
organisms and for the protection of human health shall be maintained and, where
feasible, restored through, among other means, minimizing adverse effects of
wastewater discharges and entertainment, controlling runoff, preventing depletion of
ground water supplies and substantial interference with surface waterflow, encouraging
wastewater reclamation, maintaining natural vegetation buffer areas that protect
riparian habitats, and minimizing alteration of natural streams.

Section 30250(a). New residential, commercial, or industrial development, except as
otherwise provided in this division, shall be located within, contiguous with, or in close
proximity to, existing developed areas able to accommodate it or, where such areas are
not able to accommodate it, in other areas with adequate public services and where it
will not have significant adverse effects, either individually or cumulatively, on coastal
resources. In addition, land divisions, other than leases for agricultural uses, outside
existing developed areas shall be permitted only where 50 percent of the usable parcels
in the area have been developed and the created parcels would be no smaller than the
average size of surrounding parcels.

Section 30254. New or expanded public works facilities shall be designed and limited to
accommodate needs generated by development or uses permitted, consistent with the
provisions of this division; provided, however, that it is the intent of the Legislature that
Sate Highway 1 in rural areas of the coastal zone remain a scenic two-lane road.
Special districts shall not be formed or expanded, except where assessment for, and
provision of, the service would not induce new development inconsistent with this
division. Where existing or planned public works facilities can accommodate only a
l[imited amount of new development, services to coastal dependent land use, essential
public services, and basic industries vital to the economic health of the region, state, or
nation, public reaction, commercial recreation and visitor-serving land uses shall not
be precluded by other devel opment.

L UP Reference: Chapter I-B, Water Resources

Background:

Following the severe drought conditions in the late 1970’s, voters approved the formation of the
Monterey Peninsula Water Management District (MPWMD) to regulate water resources on the
Monterey Peninsula. The MPWMD regulates the collection, storage, distribution and delivery of
water within the 170-square mile area of the district. All of the water used within the MPWMD
comes from the Carmel River, from wells in the Carmel Valley, and the Seaside Basin. The
MPWMD allocates water from these sources to the various water companies and smaller local
jurisdictions.

The largest water distribution system in the Monterey Peninsula is operated by the California-
American Water Company, which provides water to nearly 95 percent of the 112,000 residentsin
the MPWMD. Cal-Am provides water to its users through groundwater extractions and diversions
from the Carmel River viathe Los Padres Dam. Both of these sources are currently being used at
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near or above their sustainable yield. Two threatened species, the California red-legged frog
(Rana aurora draytonii) and the Steelhead (Oncorhynchus mykiss), are found in the Carmel
River.

In 1995, State Water Resources Control Board Order 95-10 reduced the amount of water Cal-Am
could take from the Carmel River aquifer by 20 percent in the near-term and up to 75 percent in the
long-term. The MPWMD requested relief through the courts, but the Monterey County Superior
Court upheld the 20 percent reduction in water use specified by the order. Since that time, the
jurisdictions along the Monterey Peninsula, including the City of Monterey, have been under strict
conservation measures, and have focused their efforts on improving water conservation programs
while working on other water supply augmentation proposals that will garner community support
and help Cal-Am attain the goal s established by the Order.

State Order 95-10 also mandates that Cal-Am maintain production below 11,285-acre feet/year of
diversion from the Carmel River. A maximum of 4,000 acre-feet/year from the Seaside basin is
allowed by MPWMD. Thus, Ca-Am production is limited to 15,285 acre-feet/year. All of this
water is aready allocated to current users or proposed construction that has aready been
approved, and no additional water source is presently available to serve Cal-Am customerswithin
the district.

For new development, the City of Monterey subtracts water from its alocation at the time of
Architectura Review Committee approval, which generally coincides with receipt of an
application for a building permit. The MPWMD, however, subtracts water from the City’s
allocation later in the process, just prior to commencement of construction. Given this difference
in timing, the City keeps a small unalocated reserve of water in case there is a discrepancy
between MPWMD’s and the City’s alocation numbers. In the past, the City has tried to keep an
unreserved allocation of approximately two acre-feet of water. At this time, the City has an
unallocated reserve of 0.796 acre-feet of water. No water is available to be alocated by City
planning staff at this time. The City currently has a waiting list for new water hookups and
residential remodels. Twelve individual projects are on the waiting list; these projects require a
total of 2.779 acre-feet of water.

A 1998 report on the estimated future water needed for buildable legal lots of record on vacant
parcels within the Cal-Am service area states that approximately 923 acre-feet of water would be
needed for new buildings as of January 1997 and remodels through the year 2006 (MPWMD 1999
Annua Report). The MPWMD has since been working on completing an update of this report, and
while the 2001 update is not yet published, the agency has determined that approximately 1,250
acre-feet of water would be needed for the existing vacant lega lots of record on unimproved
parcels within the MPWMD boundaries. Additional water needed for unincorporated County areas
with existing vacant legal lots of record that have some improvements on them (such as small
sheds or other such structures) have not yet been calculated. However, it is expected that the total
water requirement would be somewhat greater than 1,250 acre-feet.

At this time, no new supply of water is on the horizon. Ca-Am and the MPWMD, however, are
currently searching for additional water supplies. Possible alternative strategies include
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implementation of groundwater injection (e.g., storage of excess water from the Carmel River in
the Seaside Coastal Basin during winter months), desalinization of seawater, wastewater recycling
(i.e,, using reclaimed wastewater for irrigation purposes), and additional water conservation
efforts that include retrofitting or replacing water-using appliances and fixtures and drought
resistant landscaping.

Given that water is an important coastal resource, especially within the Monterey Peninsula area
where water supplies are extremely limited, it is vitally important that the LUP contains policies
that adequately regulate development to protect water resources. These policies must be
consistent with Coastal Act policies requiring that new urban development be located in urban
areas with adequate public services, and that give priority to certain types of development when
public services are limited. See below for a discussion of the proposed and modified water
resource policies.

Water Resour ces— Cited Coastal Act Policies

The submittal does not cite Coastal Act Development Policy 30250(a), which requires that new
development be located in areas with adequate public services, which include public water
supplies. Modification #7 adds Coastal Act Section 30250(a) to the Harbor LUP.

Water Resour ces— Existing Conditions Text

As stated above, the Existing Conditions section of the LUP was written in the early 1980's. The
City has made few updates to the Existing Conditions section during the intervening years. During
those years the water situation on the Monterey Peninsula has worsened considerably. For
example, in 1995 State Water Resources Control Board Order No. 95-10 was imposed, which
required Cal-Am to reduce the water it pumps from the Carmel River by 20 percent at that time
and up to 75 percent in the future. In addition, in 1993 The Monterey Peninsula Water
Management District adopted a new water allocation system for its service area, including the City
of Monterey. Commission staff has revised the text of the Water Resources Existing Conditions to
reflect current conditions in the Harbor area. Please see Modification #8 for these updates.

Water Resour ces— Policies— M odification #9

Deleted Policy a. and New Policy a., New Policy e., and New Policy d.

Proposed Policy a. states that new development shall be evaluated prior to project approva to
determine the quantity of water needed and the effect this demand will have on the City’s water
supply. This policy aso requires the City to abide by the alocation procedures of the Monterey
Peninsula Water Management District (MPWMD). New Policy d. addresses these issues and also
requires that the City determine water demand prior to filing of any new application for
development, and that the determination be based on MPWMD’ s water unit value system and that
evidence of water service, in the form of a water use permit from the MPWMD, shall be required
prior to commencement of construction (more discussion regarding policy d. below). Thus
proposed policy a. is deleted.

New Policy a requires that available water shall remain allocated to existing priority uses. Inthe
Harbor LUP area, a mgjority of existing uses are priority uses (e.g., public recreation and visitor-
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serving uses). This new policy ensures that new development that requires water will be
consistent with the priority uses as defined in Coastal Act Section 30254.

New Policy d. requires that new development shall be served by an adequate public water supply,
and prohibits private water supplies to serve existing and new development. New policy e.
allows for development of public desalination facilities, provided any adverse environmental
impacts are mitigated. These policies derive from one of the most fundamental principles of the
Coastal Act, as well as modern urban and environmental planning: the establishment and
maintenance of stable urban/rural boundaries for the protection of sensitive resources and to
provide for the rational planning of public servicesto support new urban devel opment.

In particular, the benefits of urban/rura boundaries include the prevention of urban sprawl,
protection of agricultural land, efficient use of land, and the rational planning and construction of
urban infrastructure (e.g., roads, utilities, and sanitation systems) to support urban intensities of
land use. Urban-level intensity land uses are then directed to locate within urban areas, preserving
rural lands for low intensity rural land uses. Certainly the services that are required to support
urban uses (e.g., water supply and storage/conveyance/treatment systems, sewer connections,
wastewater treatment plants, etc.) are greater and different than those needed for rural land uses
(e.g., smal wells and individual septic systems). Coastal Act policy 30250(a) states this premise
asfollows:

Section 30250(a) New residential, commercial, or industrial development, except as
otherwise provided in this division, shall be located within, contiguous with, or in close
proximity to, existing developed areas able to accommodate it or, where such areas are
not able to accommodate it, in other areas with adequate public services and where it
will not have significant adverse effects, either individually or cumulatively, on coastal
resources... [Emphasis added)].

This policy provides that if an urban area lacks critical infrastructure - e.g., water, sewer, or road
capacity — to support further urban development, then new development must be delayed until the
capacity of the limited service can be increased, through a comprehensive urban planning process,
in order to support it. It does not mean that urban uses should proceed incrementally, using what
are essentially rural-level services (e.g., private wells and septic systems). The proliferation of
rural services within an urban area causes practical problems (e.g., wells run dry, lot sizes are too
snal to accommodate septic systems) and planning problems. Ultimately, incrementa
development without comprehensive planning may lead to serious environmental resource impacts
such as groundwater overdraft, polluted groundwater, degraded riparian habitat, and so on.

The City of Monterey is highly urbanized, especially in the Harbor LUP planning area. As stated
above, Coastal Act Section 30250(a) requires that new development be located in areas with
adequate public services. Ca-Am isthe water company authorized to provide water in the urban
service area of the City of Monterey and is regulating the orderly connection of water service for
new development. Since water supplies are limited, the City administers a water waiting list for
additional connections beyond those which can presently be served. Authorization of private
wells or private desalination facilities within this public service area, whether for potable water
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or supplemental non-potable water for irrigation purposes, could lead to potential cumulative
impacts which could undermine Cal-Am’s ability to provide adequate water supplies to existing
service connections within the Monterey Peninsula Water Management District.

Local Coastal Plans are required to include policies that address Coastal Act issues. New policy
d. and new policy e. provides consistency with Coastal Act Section 30250(a) by limiting non-
public water services within the urbanized area of the Harbor LUP planning area

Water Resources Policies b. and ¢. Proposed policy b. requires that new development conform
to the City’s water conservation ordinances. Currently, MPWMD staff has procedures for closely
tracking the amount of water put into new and expanded water uses. In addition, MPWMD has a
conservation program to address the increasing degrees of water supply restrictions. Modified
policy b. requires conformance to the MPWMD’s water conservation regulations. The modified
policy aso states that the City shall require water-conserving fixtures and irrigation, consistent
with Coastal Act Section 30250(a). Proposed policy c. requires that native plants be used in
landscaping, when feasible. Native plants generaly tolerate summer drought conditions and
require less water than many nonnative plants. Modified policy c. deletes the “when feasible”
language to ensure that native plants are used in new devel opment landscaping.

Conclusion
Therefore, as modified, the Water Resources component of the Harbor Segment Land Use Plan is
consistent with the development policies of the Coastal Act.

D. Diking, Dredging, Filling, and Shoreline Structures
The following sections of the Coastal Act pertain to shoreline structures that alter natura coastline
processes and to facilities serving the commercia fishing and recreational boating industries.

Section 30233: a) The diking, filling, or dredging of open coastal waters, wetlands,
estuaries, and lakes shall be permitted in accordance with other applicable provisions
of this division, where there is no feasible less environmentally damaging alternative,
and where feasible mitigation measures have been provided to minimize adverse
environmental effects, and shall be limited to the following: (I) New or expanded port,
energy, and coastal-dependent industrial facilities, including commercial fishing
facilities. (2) Maintaining existing, or restoring previously dredged, depths in existing
navigational channels, turning basins, vessel berthing and mooring areas, and boat
launching ramps. (3) In wetland areas only, entrance channels for new or expanded
boating facilities; and in a degraded wetland, identified by the Department of Fish and
Game pursuant to subdivision (b) of Section 30411, for boating facilities if, in
conjunction with such boating facilities, a substantial portion of the degraded wetland
is restored and maintained as a biologically productive wetland. The size of the
wetland area used for boating facilities, including berthing space, turning basins,
necessary navigation channels, and any necessary support service facilities, shall not
exceed 25 percent of the degraded wetland. (4) In open coastal waters, other than
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wetlands, including streams, estuaries, and lakes, new or expanded boating facilities
and the placement of structural pilings for public recreational piers that provide public
access and recreational opportunities. (5) Incidental public service purposes, including
but not limited to, burying cables and pipes or inspection of piers and maintenance of
existing intake and outfall lines. (6) Mineral extraction, including sand for restoring
beaches, except in environmentally sensitive areas. (7) Restoration purposes. (8) Nature
study, aquaculture, or similar resource dependent activities.

(b) Dredging and spoils disposal shall be planned and carried out to avoid significant
disruption to marine and wildlife habitats and water circulation. Dredge spoils suitable
for beach replenishment should be transported for such purposes to appropriate
beaches or into suitable long shore current systems. (c) In addition to the other
provisions of this section, diking, filling, or dredging in existing estuaries and wetlands
shall maintain or enhance the functional capacity of the wetland or estuary. Any
alteration of coastal wetlands identified by the Department of Fish and Game,
including, but not limited to, the |19 coastal wetlands identified in its report entitled,
"Acquisition Priorities for the Coastal Wetlands of California”, shall be limited to very
minor incidental public facilities, restorative measures, nature study, ...if otherwise in
accordance with this division... (d) Erosion control and flood control facilities
constructed on watercourses can impede the movement of sediment and nutrients which
would otherwise be carried by storm runoff into coastal waters. To facilitate the
continued delivery of these sediments to the littoral zone, whenever feasible, the
material removed from these facilities may be placed at appropriate points on the
shoreline in accordance with other applicable provisions of this division, where feasible
mitigation measures have been provided to minimize adverse environmental effects.
Aspects that shall be considered before issuing a coastal development permit for such
purposes are the method of placement, time of year of placement, and sensitivity of the
placement area.

Section 30234. Facilities serving the commercial fishing and recreational boating
industries shall be protected and, where feasible, upgraded. Existing commercial
fishing and recreational boating harbor space shall not be reduced unless the demand
for those facilities no longer exists or adequate substitute space has been provided.
Proposed recreational boating facilities shall, where feasible, be designed and located
in such a fashion as not to interfere with the needs of the commercial fishing industry.

Section 30235. Revetments, breakwaters, groins, harbor channels, seawalls, cliff
retaining walls, and other such construction that alters natural shoreline processes
shall be permitted when required to serve coastal-dependent uses or to protect existing
structures or public beaches in danger from erosion, and when designed to eliminate or
mitigate adverse impacts on local shoreline sand supply. Existing marine structures
causing water stagnation contributing to pollution problems and fish kills should be
phased out or upgraded where feasible.

Background: This section addresses potential shoreline and near-shore structures that could alter
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natural coastal processes. Currently the shoreline in the Harbor LUP area consists of a sandy
beach east of Wharf No. 2, a concrete seawall between Wharf No. 2 and Fisherman’s Wharf, and a
rocky low bluff west of Fisherman’s Wharf, with small areas of sandy beach at low tides.

The submitted Harbor LUP diking, filling, dredging, and shoreline structures policies restrict
development in shoreline areas, require mitigation with development of marine installations and
shoreline structures, and provide for beach replenishment with dredge material when feasible.
However, a number of these policies, and the Existing Conditions Text, require updating. In
addition, new policies are necessary to address maintenance of existing shoreline protective
structures and to ensure that diking, filling, or dredging are done only when there is no feasibly
less environmentally damaging alternative and when feasible mitigation measures have been
provided.

Diking, Filling, Dredging, and Shoreline Structures— Cited Coastal Act Policies
Only subsections (a) and (b) of Coastal Act Section 30233 are cited in the submittal. Modification
#10 adds the remainder of this policy to the Harbor LUP.

Diking, Filling, Dredging, and Shoreline Structures— Existing Conditions Text

The Existing Conditions section of the LUP was written in the early 1980's. The City has made
few updates to the Existing Conditions section during the intervening years. For example, Existing
Condition b. references the “abandoned railroad right-of-way,” which has been developed into the
recreation trail. Also, Existing Condition c. states that dredge materia is deposited on the beach
east of Wharf No. 2. However, dredge material may be deposited on the beach only after meeting
Regional Water Control Board and U.S. E.P.A. beach disposal standards. Commission staff has
revised the text of the Diking, Filling, Dredging, and Shoreline Structures Existing Conditions text
to reflect current conditionsin the Harbor area. Please see Modification #11 for these updates.

Diking, Filling, Dredging, and Shoreline Structures— Policies (see M odification #12)
Paliciesa., e, f., and New Palicy g.

Proposed policy a. requires that structures built for existing buildings, beaches, or public works be
designed so as to not adversely affect natural shoreline processes or public access. This policy
also requires that a protective structure be alowed only when necessary and when a
geotechnical/engineering analysis demonstrates that the structure is the least damaging alternative.
This policy is modified to alow structural protection of existing legal buildings and to require that
shoreline structures be designed by a licensed engineer with experience in coastal processes,
consistent with Coastal Act Section 30235. Policy a. isfurther modified to alow for development
of a protective structure on the Catellus east site to protect proposed public access improvements
on that site. New policy g. requires that existing protective structures are maintained and provides
development standards when an existing structure needs to be replaced or substantially
reconstructed.

Proposed policy e. alows for development of marine installations (e.g., piers, wharves, sips) and
development of shoreline structures for other legal development, only if such development is
designed to eiminate or mitigate adverse impacts on shoreline sand supply. The reference to
development of shoreline structures is deleted because this is covered in modified policy a. The

«

California Coastal Commission



78 | MTC-Harbor-Sub-R4 (Harbor LUP Re-Submittal) stfrpt 2.13.03.doc

remainder of proposed policy e. addresses diking, dredging, and filling. This language is more
appropriate as a separate policy and is now found in new policy h (see below).

Proposed policy f. requires the City to cooperate and participate, to the degree feasible, in
regional sand supply studies and assessments, consistent with Coastal Act Section 30235. To
strengthen the language of this policy, the words “to the degree feasible” are deleted.

Diking, Filling, Dredging, and Shoreline Structures Policy c¢. The modification for this policy is
aminor word change for clarity only — no substantive change.

Diking, Filling, Dredging, and Shoreline Structures Policy d. and New Policy h.

Policy d. requires spoil materia from harbor dredging to be placed on the beach for sand
replenishment, when feasible. Modified policy d. specifies that, prior to beach disposal, dredge
material must be analyzed for consistency with Regiona Water Quality Control Board and U.S.
E.P.A. beach disposal standards, consistent with Coastal Act Section 30233. New policy h.
contains limitations on diking, filling, and dredging activities, consistent with Coastal Act Section
30233.

Conclusion

Therefore, as modified, the Diking, Filling, Dredging, and Shoreline Structures component of the
Harbor Segment Land Use Plan is consistent with the Marine Environment policies of the Coastal
Act.

E. Natural Hazards
Section 30253 of the Coastal Act requires minimization of risks to new development from natural
hazards and states:

New development shall: (1) Minimize risks to life and property in areas of high
geologic, flood, and fire hazard. (2) Assure stability and structural integrity, and neither
create nor contribute significantly to erosion, geologic instability, or destruction of the
site or surrounding area or in any way require the construction of protective devices
that would substantially alter natural landforms along bluffs and cliffs.

L UP Reference: Chapter I-D, Natural Hazards.

Background: The Harbor LUP planning area is potentially subject to adverse impacts from a
variety of natural hazards, including seismic events, wave run-up, coastal erosion, and tsunamis.
The submitted Harbor LUP's natural hazards policies require completion of specific geotechnical
studies for new development and restrict development in tsunami and wave run-up areas.
However, many of these policies, as well as the Existing Conditions text, require updating. In
addition, new policies are necessary to address sea level rise in conjunction with new
development, as well as allowable improvements for existing structures in tsunami and wave run-
up arees.
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Natural Hazards — Cited Coastal Act Policy: The Natural Hazards section cites subsections 1
and 2, which pertain to safety and natural hazards, of Coastal Act Section 30253. Modification
#13 amends the submittal to acknowledge that Coastal Act Section 30253 is cited only in part.

Natural Hazards — Existing Conditions Text: The Existing Conditions section of the LUP was
written in the early 1980’s. The City has made few updates to the Existing Conditions section
during the intervening years and many of the research citations found in this section are from the
1970s or early 1980s. This section of the LUP has been updated where new information regarding
natural hazards was readily available (e.g., from recent EIRs). Commission staff has revised the
text of the Natura Hazards Existing Conditions section to reflect more recent data regarding
current conditionsin the Harbor area. Please see Modification #14 for these updates.

Natural Hazards— Policies— M odification #15

Many of the submitted Natural Hazards policies need to be updated to reflect current guidelines for
geotechnical studies and to provide more specificity regarding restrictions for development in high
hazard areas, as well as to address issues that were not dealt with in the submittal, such as sea
level rise.

Natural Hazards Palicies a., c., Renamed Policy f, and New Policy h. Proposed policies a. and
C. require that site-specific geotechnical studies be completed prior to project approval. To
ensure that geotechnical studies are given adequate review, the modified policies require that these
studies be completed and submitted as part of the application prior to filing. In addition, to ensure
that geotechnical studies are performed using the most up-to-date methodology, policy a. has been
modified to require compliance with the guidelines of the State Board for Geologists and
Geophysicists (smilarly, proposed Appendix A, which provides criteriafor geotechnical reports,
is outdated and has been deleted — see Modification #41). Also, modified policy c. adds specific
information regarding wave run-up analysis for bayfront properties. Furthermore, new policy h.
requires that anticipated future sea level rise be considered when siting and designing new
shoreline development, consistent with Coastal Act Section 30253(1)(2). Proposed renamed
Policy f. (Policy g. in submittal) requires installation of warning signs in tsunami and wave run-up
areas, as a condition of development in areas where public accessis provided. Modified renamed
Policy f. requires coordination with the California Office of Emergency Services regarding
installation of these warning signs.

Natural Hazards Policies b., d., and New Policy g. Proposed policy b. requires that new
structures be constructed to minimize risks from seismic hazards, but does not mention risks from
geologic, flood, and fire hazards. The policy is modified to include these risks, consistent with
Coastal Act Section 30253(1). This policy is further modified to require that new development be
sited and designed to not require future shoreline armoring, consistent with Coastal Act Section
30253(2). Proposed policy d. prohibits development in tsunami or storm wave inundation areas,
except for coastal-dependent marine installations. The policy is modified to require that any
marine installation developed in a high hazard area be constructed to withstand tsunami and/or
wave run-up inundations to the maximum extent feasible. In addition, the policy is modified to
alow for public access improvements in these areas, consistent with Coastal Act Section 30212,
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and to restrict additions or demolitions/rebuilds of existing structures in high hazard areas,
consistent with Coastal Act Section 30253(1)(2). New policy g. further describes allowable
repair and maintenance activities, as well as allowable construction improvements, to existing
structures within high hazard areas.

Natural Hazards Deleted Policy e. Proposed policy e. would allow new development in tsunami
and storm wave run-up areas that did not require construction of a protective device. This policy
is in conflict with policy d., which disallows such development in high hazard areas, with two
exceptions. Thus, proposed policy e. is deleted to ensure LUP internal consistency.

Conclusion
Therefore, as modified, the Natural Hazards component of the Harbor Segment Land Use Plan is
consistent with Coastal Act Section 30253(1)(2).

F. Public Access
The following sections of the Coastal Act provide for the preservation and enhancement of public
access along the shoreline.

Section 30210. In carrying out the requirement of Section 24 of Article X of the
California Constitution, maximum access, which shall be conspicuously posted, and
recreational opportunities shall be provided for all the people, consistent with public
safety needs and the need to protect public rights, rights of private property owners, and
natural resource areas from overuse.

Section 30211. Development shall not interfere with the public's right of access to the
sea where acquired through use or legislative authorization, including, but not limited
to, the use of dry sand and rocky coastal beaches to the first line of terrestrial
vegetation.

Section 30212(a). Public access from the nearest public roadway to the shoreline and
along the coast shall be provided in new development projects except where: (1) it is
inconsistent with public safety, military security needs, or the protection of fragile
coastal resources; (2) adequate access exists nearby; or (3) agriculture would be
adversely affected. Dedicated accessway shall not be required to be opened to public
use until a public agency or private association agrees to accept responsibility for
maintenance and liability of the accessway.

Section 30214(a). The public access policies of this article shall be implemented in a
manner that takes into account the need to regulate the time, place, and manner of
public access depending on the facts and circumstances in each case including, but not
limited to, the following: (1) Topographic and geologic site characteristics; (2) The
capacity of the site to sustain use and at what level of intensity; (3) The appropriateness
of limiting public access to the right to pass and repass depending on such factors as
the fragility of the natural resourcesin the area and the proximity of the access area to
adjacent residential uses; (4) The need to provide for the management of access areas
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SO as to protect the privacy of adjacent property owners and to protect the aesthetic
values of the area by providing for the collection of litter. (b) It is the intent of the
Legislature that the public access policies of this article be carried out in a reasonable
manner that considers the equities and that balances the rights of the individual
property owner with the public's constitutional right of access pursuant to Section 4 of
Article X of the California Constitution. Nothing in this section or any amendment
thereto shall be construed as a limitation on the rights guaranteed to the public under
Section 4 of Article X of the California Constitution. (c) In carrying out the public
access policies of this article, the commission and any other responsible public agency
shall consider and encourage the utilization of innovative access management
techniques, including, but not limited to, agreements with private organizations which
would minimize management costs and encourage the use of volunteer programs.

L UP References. Chapter I1-A, Public Access.

Background: The Harbor area of the City of Monterey is more than 90% publicly owned and
largely developed with access, recreation, and visitor serving uses. Access currently exists along
the entire shoreline (except where prohibited by topographic constraints) including Shoreline Park,
both the public and the commercial wharves, and the City and State beaches. In recent years a
number of the commercia properties along Del Monte Avenue have been purchased and
demolished in order to develop Monterey Bay Park. Access to the marina itself is managed.
Although there are locked gates leading into the marina, the Harbormaster’ s office provides access
to a wide variety of people, including Harbor boat owner’s, transient boat owners, and boat
crews. Day passesto the marinaare also available.

The Harbor LUP access policies provide for the development of new access as private
development takes place or upon public purchase of property and for improvements to some
informal accessways. The policies also provide for enhanced boating access, improvements to the
Regional Recreational Trail, and an indeterminate amount of parking. However, many of these
proposed policies, as well as the Existing Conditions, were written in the early 1980s and have
not been updated in many years. Furthermore, new policies are needed regarding issues not
addressed in the submittal, including temporary events on the beach and development of the
California Coastal Trail. Also, certain cited Coastal Act Sections at the beginning of the Public
Access section have been amended since the original submittal. Finally, Public Access Figures 4
and 5 do not accurately describe shoreline access and barriers to access as they exist now. Please
see the sections below for the necessary modifications to bring the Public Access section up to
date.

Public Access — Cited Coastal Act Policies. The Public Access Section cites a number of
Coastal Act Public Access policies, with which the LUP policies must be consistent. In the more
than 20 years since the Harbor LUP was originally submitted, some minor amendments have been
made to certain policies (e.g., 30210 and 30604(c)). The current submittal has not been updated
and thus does not reflect these amendments. In addition, the submittal does not cite Coastal Act
Section 30214, which describes the manner in which public access policies shall be implemented.
Modification #16 updates the above-mentioned amended policies and adds Coastal Act Section
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30214 to the Harbor LUP.

Public Access - Existing Conditions Text: As stated above, the Existing Conditions section of the
LUP was written in the early 1980s. The City has made few updates to the Existing Conditions
section during the intervening years. For example, Public Access Existing Condition a. states “The
City is presently preparing working drawings for an improved pedestrian and bike trail...”
These improvements to the recreation trail were constructed years ago. Also, the submitted LUP
does not describe recent improvements in the Harbor area, such as the 1999 installation of a boat
hoist on Wharf No. 2. Commission staff has revised the text of the Public Access Existing
Conditions to reflect current conditions in the Harbor area. Please see Modification #17 for these
updates (similar updates regarding the recreation trail, as well as the Catellus sites, have been
made to the Introduction of the LUP — see Modification #1).

Public Access—Figures4 & 5

Figures 4 and 5 in the Public Access section are out of date. For example, in Figure 4, the area
identified as “B” aong Del Monte Avenue shows awall of commercial buildings blocking public
access to the beach. Today, al but two of these buildings have been removed and this areais part
of Monterey Bay Park. In Figure 5, this same area contains “white arrows’ that signify areas
where new public access shall be provided. However, as stated above, this area is now part of
Monterey Bay Park, which provides public access to the beach. To ensure that the LUP contains
up-to-date Figures regarding Public Access, Modification #18 requires specific updates to Figures
4 and 5.

Public Access— Policies— M odification #19

The majority of the submitted Public Access policies need to be modified to reflect changes that
have taken place in the Harbor area since the early 1980s or to address issues that were not dealt
with in the submittal, such as the California Coastal Trail:

Public Access Policy a. The submitted policy encourages cooperation between the City, State
Parks, and the Army to improve public access to the El Castillo site of the Presidio. The City now
operates an Army museum on this property. No entry fee is charged to visitors. Consistent with
Coastal Act policy 30213, which encourages and protects lower cost visitor and recreational
facilities, modified policy a. states that the City shall encourage the Army to alow continued
access to any City-operated public facility on this site.

Public Access Palicy b. The submitted policy requires that existing vertical access points shall be
protected and improved. Coastal Act Section 30212 requires new development to provide public
access from the nearest public roadway to the shoreline. Thus, modified policy b. also ensures
that for any new development in the Harbor LUP area that impacts public access, equal or better
public access shall be required. In addition, the modified policy clarifies the access points to
Monterey Beach.
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Public Access Policy d. This policy references the Monterey State Historic Parks General Plan.
To ensure clarity regarding the specific plan being referenced, this modification adds the date of
the plan to the policy.

Public Access Policy e. Submitted policy e. would allow for development of a ten-foot-wide
pedestrian walkway along the frontal seawall that extends from Wharf No. 2 (see Public Access
Figure 5, page 11-A-6). This seawall provides protection for the dipsin the marina. Although the
City submitted this policy for certification, the City would like to delete this policy. Specifically,
City staff states that it would be extremely difficult and expensive to modify the seawall for public
access that complies with the American with Disabilities Act. Currently, there are numerous other
opportunities for public access in the Harbor LUP area, including the recreation trail, a concrete
pedestrian esplanade along the shoreline between Fisherman’s Wharf and Wharf. No. 2, aswell as
access to the wharves themselves. Additional public access will be developed as part of the
“Catellus Properties Phased Improvements Plan (see discussion below).” The access provisions
of the LUP are thus consistent with Coastal Act sections 30210, 30211, 30212, and 30213.
Therefore, given the great amount of existing and future access in the area, as well as the water
quality concerns that would arise with redevelopment of this 700-foot frontal seawall into a
pedestrian walkway, the Commission concurs with deletion of this policy.

Public Access Policy f. (renamed as policy e), Policies h and i. These policies address the
recreation trail. Most of proposed policy f. (renamed policy e. in the modification section) is
outdated because the City has purchased the former Southern Pacific right-of-way (thus easements
are no longer required) and the recreation trail has been developed and does extend west of
Figueroa Street. Similarly, policies h. and i. have been updated to acknowledge the developed
recreation trail and the now publicly owned parcel at Sloat Avenue.

Public Access Policy g. and new Policy f. The City has purchased the West Catellus property,
which is located immediately west of Figueroa Street, and the east Catellus property, which is
located between Figueroa Street and Monterey Bay Park. The City has multiple goals for these
properties, including increased public access, parking, coastal dependent uses, and public serving
uses. These goals are detailed in the “Catellus Properties Phased Improvement Plan,” which is
currently under review at the City level. Given the public ownership of these parcels and the
goals of the City as stated above, new Folicy f. requires that redevelopment of the east Catellus
site will provide increased opportunities for access to Monterey Beach and Wharf No. 2. This
modification provides consistency with Coastal Act Section 30212, which requires that new
development shall provide public access between the first public road and the shoreline.  On the
west Catellus site, the City has stated their intent to relocate the recreation trail on this site as
close to the water as parking, circulation, and boat launch safety will allow. Consistent with
Coastal Act Section 30212, modified policy g. acknowledges this intent but, in any event, would
not allow relocation of the recreation trail to a point south of its existing position, i.e. aong the
historic railroad right-of-way.

Public Access Policy j. Proposed policy j. requires the City to provide signage at the coastal
access points shown in Figure 5. In the years since this policy was written, signage has been
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provided in these areas. Modified policy j. updates this policy to require the City to continue to
provide and maintain signage at these access points, and also requires signage upon development
of new access.

Public Access Deleted Policy |. Proposed policy I. required signing to warn the public of the
possible risk associated with lead contamination of marine sediments and organisms. When the
policy was originally written, there was known lead contamination on the shoulders of the coastal
bluff approximately midway between the Coast Guard jetty and Fisherman’'s wharf. The exact
origin of the contaminated material was unknown but appeared to have been derived from foundry
operations and import of the material to the site for use as stabilization fill at the time of the
construction of the railroad during the early 20 century. Approximately 267 cubic yards of lead
contaminated material was removed from the site under Regional Water Quality Control Board
Clean-Up and Abatement Order No. 91-95 (the Commission authorized this work under CDP 3
91-086). Subsequent testing of the area determined that lead contaminants had been reduced to
well below the mandated action level. Thus, submitted policy I. is no longer necessary and should
be deleted.

Public Access New Policy |. The recreation trail extends the length of the Harbor LUP area,
extends through the Cannery Row LUP area and connects to the existing recreationa trail in
Pacific Grove. The recreation trail also extends east through the Del Monte Beach segment of the
City of Monterey, and continues into the City of Seaside. The planned California Coasta Trail
will be located on the existing recreation trail in the Harbor area. To provide consistency with
Coastal Act Section 30210, which requires that access shall be conspicuously posted, new policy
I. requires implementation of a signing program (in conjunction with the State) upon future
designation of the California Coastal Trail in the Harbor area, as well as update of Figure 5
(Public Access) at that time. (Additional California Coastal Trail policies are found in the
“Public Recreation” section of this staff report).

Public Access New Policies 0 and p. Temporary events on the beach have been found to
adversely impact public access by restricting access to portions of the beach, inconsistent with
Coastal Act Sections 30210 and 30211. The submitted LUP does not contain policies to address
the issue of temporary events. Thus, policies 0. and p. are necessary to provide consistency with
the Coastal Act. Policy o. requires that temporary events minimize impacts to public access,
recreation, and coastal resources. In addition, this policy provides the definition of what
congtitutes a temporary event, according to the Commission’s guidelines. Policy p. further
delineates the manner in which temporary events may take place (e.g., staggered scheduling during
summer months, no blockage of through lateral and vertical access, etc.) and the requirements for
restoration of the site after the temporary event.

Conclusion
Therefore, as modified, the Public Access component of the Harbor Segment Land Use Plan is
consistent with the public access policies of the Coastal Act.
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G. Public Recreation
The following sections of the California Coastal Act pertain to the protection, enhancement, and
provision of recreational opportunities:

Section 30220. Coastal areas suited for water-oriented recreational activities that
cannot readily be provided at inland water areas shall be protected for such uses.

Section 30221. Oceanfront land suitable for recreational uses shall be protected for
recreational use and development unless present and foreseeable future demand for
public or commercial recreational activities that could be accommodated on the
property is already adequately provided for the area.

Section 30222. The use of private lands suitable for visitor-serving commercial
recreational facilities designed to enhance public opportunities for coastal recreation
shall have priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.

Section 30213. Lower cost visitor and recreational facilities shall be protected,
encouraged and, where feasible, provided. Developments providing public recreational
opportunities are preferred. The commission shall not: (1) require that overnight room
rentals be fixed at an amount certain for any privately owned and operated hotel, motel,
or other similar visitor-serving facility located on either public or private lands; or (2)
establish or approve any method for the identification of low or moderate income
persons for the purpose of determining eligibility for overnight room rentalsin any such
facilities.

Section 30212.5 Wherever appropriate and feasible, public facilities including parking
areas or facilities, shall be distributed throughout an area so as to mitigate against
impacts - social and otherwise - of overcrowding or overuse by the public of any single
area.

Section 30224. Increased recreational boating use of coastal waters shall be
encouraged in accordance with this divison by developing dry storage areas,
increasing public launch facilities, providing additional berthing space in existing
harbors, limiting non-water dependent land uses that congest access corridors and
preclude boating support facilities, providing harbors of refuge, and by providing for
new boating facilities in natural harbors, new protected water areas, and in areas
dredged from dry land.

Section 30234. Facilities serving the commercial fishing and recreational boating
industries shall be protected and, where feasible, upgraded. Existing commercial
fishing and recreational boating harbor space shall not be reduced unless the demand
for those facilities no longer exists or adequate substitute space has been provided.
Proposed recreational boating facilities shall, where feasible, be designed and located
in such a fashion as not to interfere with the needs of the commercial fishing industry.
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L UP References: Chapter 11-B, Public Recreation

Background: The Harbor area of Monterey is ailmost entirely recreational and/or visitor serving.
Seaward of Del Monte Avenue/Lighthouse Curve, the City’s marina and Fisherman’s Wharf are
flanked by Shoreline Park downcoast and state and public beaches upcoast. The recreation trall
extends the length of the Harbor LUP area along the former Southern Pacific Railroad right-of-
way. The City has partidly implemented its long-term goa of purchasing and demolishing
structures along Del Monte Avenue to facilitate development of Monterey Bay Park. A major
hotel (the Doubletree Inn), the Heritage Harbor retail/commercial center, a number of restaurants,
the City’s conference center, as well as a significant number of historic structures in the City are
linked to the marina by the historic Custom House Plaza. Parking in the Harbor area during
summer months and on weekends during the rest of the year is heavily impacted by wharf visitors,
boaters, and shoppers.

The LUP Public Recreation section provides for State Historic Park improvements and provides a
policy that indicates the general kinds of visitor serving and recreational development needed to
enhance use of Monterey Beach and the surrounding land north of Del Monte Avenue. The land
use designations are discussed in detail in the “Locating and Planning New Development” section
of thisreport.

Public Recreation — Cited Coastal Act Palicies: The Public Recreation section cites anumber of
Coastal Act public recreation policies, with which the LUP policies must be consistent. The
current submittal omits language from several of the cited Coastal Act policies (e.g., 30213,
30224, and 30234). In addition, the submittal does not cite Coastal Act section 30222, which
gives priority to development of visitor-serving commercia recreational facilities over several
other types of development. Modification #20 amends the language in severa of the submitted
Coastal Act policies and adds Coastal Act Section 30222 to the Harbor LUP.

Public Recreation — Existing Conditions Text: The Existing Conditions section of the LUP was
written in the early 1980’s. The City has made few updates to the Existing Conditions section
during the intervening years. For example, Public Recreation Existing Condition c. describes
proposed improvements to the State Park properties in the Harbor area. All of these proposed
improvements have been completed. Other completed developments not described as such in the
Existing Conditions section include the recreation trail, the maritime museum complex, and a 60-
dip marina located in the outer harbor. Commission staff has revised the text of the Public
Recreation Existing Conditions section to reflect current conditions in the Harbor area. Please see
Modification #21 for these updates.

Public Recreation — Figures6 & 7

Figures 6 and 7 in the Public Recreation section are out of date. For example, Figure 6 does not
accurately portray al the land purchased and cleared to date for development of Monterey Bay
Park. Also, Monterey Bay Park is not identified on Figure 6. Figure 7 shows a frontal seawall
pedestrianway. The City no longer intends to develop this pedestrianway. To ensure that the LUP
contains up-to-date Figures regarding Public Recreation, Modification #22 requires specific

updates to Figures 6 and 7.
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Public Recreation — Policies— M odification #23

Policy a. and new Palicy c. Proposed policy a. calls for development of the recreation trail along
the railroad right-of-way. This has been accomplished. Modified policy a requires maintenance
and improvement, where feasible, of the recreation trail, consistent with Coastal Act Sections
30221 and 30213. New policy c. requires that future designation of the California Coastal Trall
shall incorporate the existing Harbor segment of the regional recreational trail.

Public Recreation Policies b and f. Proposed policy b. requires the City to support
implementation of improvements to State Park properties consistent with the 1983 Monterey State
Historic General Plan. The policy specifically mentions development of a*“major orientation and
interpretive center” on the City-owned tennis courts. This area, however, has been developed as
a maritime museum. Therefore, this language is stricken from the policy. The policy is further
modified to add specific language that requires the City to coordinate with State Parks regarding a
proposed public garden at the corner of Pacific and Scott Streets, consistent with Coastal Act
Section 30213. Proposed policy f. describes the design requirements for development of a
recreational corridor in front of the historic Custom House. This policy has been implemented and
is thus stricken.

Public Recreation Policy c. and new policy g. Proposed policy c. requires the City to continue
developing plans for a pedestrian way along the frontal seawall extending from Wharf No. 2 to
Fisherman’s Wharf. As discussed above in the “Public Access’ finding, the City no longer intends
to develop this pedestrian way and wishes to delete this policy. There are many other public
recreation opportunities in the Harbor LUP area, including the recreation trail, the public beach,
and the wharves. The existing public recreation provisions are thus consistent with Coastal Act
Sections 30213, 30220, 30221, and 30222. Therefore, the Commission concurs with deletion of
proposed policy c. The addition of new policy g. will require the City to continue to provide
recreationa boating use from Wharf No. 2 and a variety of recreational uses on Fisherman’s
Wharf, as described in Appendix C, consistent with Coastal Act Sections 30213, 30224, and
30234.

Public Recreation Policy d. Proposed policy d. requires the City to continue to work towards
purchase of properties on the bay side of Del Monte Avenue between Wharf No. 2 and Sloat
Avenue, for the purposes of adding these properties to Monterey Bay Park. Modified policy d. is
updated to acknowledge that the City has already purchased many of these properties.

Public Recreation Policy e. and new policy f. Proposed policy e. describes improvements to be
made at the beach and surrounding land area north of Del Monte Avenue, to enhance popular water
use activities. This policy is updated to acknowledge the purchase of the Catellus parcels and to
include the City’s stated plans for improvements to these parcels, including development of a
public plaza, consistent with Coastal Act Sections 30221 and 30222. Additionally, new policy f.
describes alowable uses and activities on Monterey Beach, including general recreational
activities.

Conclusion
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Therefore, as modified, the Public Recreation component of the Harbor Segment Land Use Plan is
consistent with the recreation policies of the Coastal Act.

H. Commercial Fishing and Recreational Boating
The following sections of the California Coastal Act pertain to the protection of the marine
environment and enhancement and provision of recreational opportunities:

Section 30220. Coastal areas suited for water-oriented recreational activities that
cannot readily be provided at inland water areas shall be protected for such uses.

Section 30221. Oceanfront land suitable for recreational use shall be protected for
recreational use and development unless present and foreseeable future demand for
public or commercial recreational activities that could be accommodated on the
property is already adequately provided for in the area.

Section 30222. The use of private lands suitable for visitor-serving commercial
recreational facilities designed to enhance public opportunities for coastal recreation
shall have priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.

Section 30224. Increased recreational boating use of coastal waters shall be
encouraged, in accordance with this division, by developing dry storage areas,
increasing public launching facilities, providing additional berthing space in existing
harbors, limiting non-water-dependent land uses that congest access corridors and
preclude boating support facilities, providing harbors of refuge, and by providing for
new boating facilities in natural harbors, new protected water areas, and in areas
dredged from dry land.

Section 30233(a). The diking, filling, or dredging of open coastal waters, wetlands,
estuaries, and lakes shall be permitted in accordance with other applicable provisions
of this division, where there is no feasible less environmentally damaging alternative,
and where feasible mitigation measures have been provided to minimize adverse
environmental effects, and shall be limited to the following: (I) New or expanded port,
energy, and coastal-dependent industrial facilities, including commercial fishing
facilities. (2) Maintaining existing, or restoring previously dredged, depths in existing
navigational channels, turning basins, vessel berthing and mooring areas, and boat
launching ramps. (3) In wetland areas only, entrance channels for new or expanded
boating facilities; and in a degraded wetland, identified by the Department of Fish and
Game pursuant to subdivision (b) of Section 30411, for boating facilities if, in
conjunction with such boating facilities, a substantial portion of the degraded wetland
is restored and maintained as a biologically productive wetland. The size of the
wetland area used for boating facilities, including berthing space, turning basins,
necessary navigation channels, and any necessary support service facilities, shall not
exceed 25 percent of the degraded wetland. (4) In open coastal waters, other than
wetlands, including streams, estuaries, and lakes, new or expanded boating facilities
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and the placement of structural pilings for public recreational piers that provide public
access and recreational opportunities. (5) Incidental public service purposes, including
but not limited to, burying cables and pipes or inspection of piers and maintenance of
existing intake and outfall lines. (6) Mineral extraction, including sand for restoring
beaches, except in environmentally sensitive areas. (7) Restoration purposes. (8) Nature
study, aquaculture, or similar resource dependent activities.

Section 30234. Facilities serving the commercial fishing and recreational boating
industries shall be protected and, where feasible, upgraded. Existing commercial
fishing and recreational boating harbor space shall not be reduced unless the demand
for those facilities no longer exists or adequate substitute space has been provided.
Proposed recreational boating facilities shall, where feasible, be designed and located
in such a fashion as not to interfere with the needs of the commercial fishing industry.

Section 30255. Coastal-dependent developments shall have priority over other
developments on or near the shoreline. Except as provided elsewhere in this division,
coastal-dependent developments shall not be sited in a wetland. When appropriate,
coastal-related developments should be accommodated within reasonable proximity to
the coastal-dependent uses they support.

Section 30703. The California commercial fishing industry is important to the State of
California; therefore, ports shall not eliminate or reduce existing commercial fishing
harbor space, unless the demand for commercial fishing facilities no longer exists or
adequate alternative space has been provided. Proposed recreational boating facilities
within port areas shall, to the extent it is feasible to do so, be designed and located in
such a fashion as not to interfere with the needs of the commercial fishing industry.

LUP Reference: Chapter 11-C, Commercial Fishing and Recreational Boating.

Background. Existing Conditions: The Monterey Harbor is one of three protected boating
facilities in Monterey Bay. It serves as the magor berthing facility in the south bay for
approximately 600 recreational and commercial fishing vessels. Approximately 400 individuals
are on the marina berthing waiting list. The wait for aberth isfour to five years for aboat up to 25
feet in length; 10 to 15 years for boats 30 feet in length or greater. Approximately one-third of the
vessels in the harbor hold commercia fishing licenses; approximately 60 of these are full-time
commercia vessels.

The 40-year-old marina, which was rebuilt in 1996, has 413 dlips in the inner harbor marina. In
addition, the marina has eight dips formally reserved for transient berthing, plus those dips that
are available while regular boats are out of their slips for repair or on extended trips. An
additional 60 dlips were developed in the outer harbor. Also, there are 150 registered low-cost
moorings in the outer harbor area, which are protected by the Coast Guard breakwater. Moored
boats are reached by small dinghies. There is 130 feet of dedicated dinghy space along
Fisherman’s Wharf.
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The City-owned Fisherman’s Wharf is the docking facility for fishing trip concessionaires, as well
as whale watching and sightseeing tours. The City’s Wharf No. 2 contains commercial fish
unloading and some processing facilities, as well as a boat hoist. A two-lane freelaunchrampis
located in the marina. A marine repair facility and a public launch ramp are located near the Coast
Guard breakwater in the Cannery Row LUP area.

Proposed LUP Policies. The Land Use Plan provides several policies that protect or improve
existing boating and fishing facilities or support facilities in the Harbor. Policy a gives
consideration to an increase in dockage and dlip capacity but provides no specifics. In general, the
policies provided in this section of the LUP are primarily programmatic and deal with better
management of existing resources rather than expansion or change of use of facilities.

The 1992 Commission staff report on the Harbor LUP re-submittal included a modification that
stated “Additional space created within the harbor shall give priority to the needs of the
commercial fishing industry.” This modification was required to provide consistency with
Coastal Act Section 30234, which provides that commercial fishing and recreational boating
industries shall be protected and that harbor space shall not be reduced for them. An additional
basis for the modification was Coastal Act Section 30703, which states that the commercid fishing
industry is important to the State of California and that, therefore, ports shal not eliminate or
reduce existing commercia harbor space.

The 1992 staff report also stated that commercia berthing demands had dropped between 1980
and 1985 and that discussions with commercia fishermen indicated a continuing decline in the
viability of commercia fishing. However, the report also stated that “the commercial fishing
industry is cyclical in nature and the recent slump in demand cannot be assumed to be
permanent.” In 2002, however, the commercia fishing industry continues to be in decline,
primarily due to a decrease in fish populations and governmental concern regarding the
maintenance of species. Recent governmental actions include the banning of longline fishing off
the Pacific Coast by the Pacific Fishery Management Council. Also, earlier this year, the Nationa
Marine Fisheries Service -- the federa oversight body controlling the nations fisheries -- moved
more ground and rockfish species onto its overfished list and closed much of the Pacific shelf to
fishing. Furthermore, State regulators formalized sweeping guidelines limiting the commercia and
gport fishing of 19 species of fish near the California coast next year. Given al the recent
restrictions on commercial fishing along the California coast, the Commission no longer is
requiring the City of Monterey to include a policy in its Harbor LUP stating that additional space
created within the harbor shall give priority to the commercial fishing industry (see finding on
revised Commercial Fishing and Recreationa Boating policy m. for further discussion).

Many of the proposed policies, as well as the Existing Conditions, were written in the early 1980s
and have not been updated in many years. Furthermore, new policies are needed regarding issues
not addressed in the submittal, including cruise ship visitation to Monterey. Also, certain Coastal
Act Sections pertinent to coastal-dependent activities and specifically commercial fishing are not
included at the beginning of the Commercia Fishing and Recreational Boating Section of the LUP.
Furthermore, severa of the Proposed L CP Implementation Measures have been accomplished and
are no longer necessary in the submittal. Please see the sections below for the necessary
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modifications to bring the Commercia Fishing and Recreational Boating section up to date.

Commercial Fishing and Recreational Boating — Cited Coastal Act Policies. The Marine
Environment Section includes a number of Coastal Act policies that provide for protection of
marine resources, with which the LUP policies must be consistent. The submittal includes a
portion of Coastal Act Section 30233(a), but only cites subsections 1 and 2 (there are 8
subsections). Also, the submittal does not cite Coastal Act Section 30703, which provides for
protection of the commercial fishing industry. Modification #24 adds subsections 3 through 8 of
Coastal Act Section 30233(a) and adds Coastal Act Section 30703 to the Harbor LUP.

Commercial Fishing and Recreational Boating — Existing Conditions Text: As stated above,
the Existing Conditions section of the LUP was written in the early 1980s. The City has made few
updates to the Existing Conditions section during the intervening years. For example, Commercia
Fishing and Recreational Boating Existing Condition a. states that approximately half of the
vessels berthed in the harbor hold commercia fishing licenses. Today, only about one-third of the
berthed vessels hold commercial fishing licenses. Also, the submitted LUP does not describe
recent improvements in the Harbor area, including reconfiguration of the parking lot near the
marina launch ramp, which has relieved congestion in the launch ramp area. Commission staff has
revised the text of the Commercia Fishing and Recreationa Boating Existing Conditions to reflect
current conditions in the Harbor area. Please see Modification #25 for these updates.

Commercial Fishing and Recreational Boating — Policies— M odification #26

The magjority of the submitted Commercia Fishing and Recreational Boating policies need to be
modified to reflect changes that have taken place in the Harbor area since the early 1980s or to
address issues that were not dealt with in the submittal, such as cruise ship visitation to Monterey:

Commercial Fishing and Recreational Boating Policy a. Proposed policy a. requires the City to
consider increasing dockage and dlip capacity in the Harbor, without significantly affecting beach
erosion and sandy supply. Increasing dockage and dip capacity, however, could have a negative
impact on other resources of Coastal Act concern, including public views, environmentally
sensitive habitat, public access, and circulation and parking. Thus, the policy is modified to allow
an increase in dockage and dip capacity only if this increase does not significantly impact the
above-stated coastal resources.

Commercial Fishing and Recreational Boating Palicies j., k., |., and New Policy q. These
policies address recreationa boating in the Harbor area. Proposed policy j. requires the City to
develop a program to control use of the launch ramp areas to avoid conflicts between the
loading/unloading of passengers and boat launching. This program has been implemented.
Modified policy j. requires the City to continue to implement this program. Proposed policies k.
and |. require water sport craft beach launching area enhancements and a program to control use of
these areas with any development on the Southern Pacific property east of Figueroa. These
policies are updated to reflect purchase of this property by the City. Finaly, new policy g.
requires the City to continue to provide low-cost moorings in the outer Harbor area, consistent
with Coastal Act Section 30224, 30234, and 30213.
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Commercial Fishing and Recreational Boating Policy m. and New Policy n. Proposed policy
m. requires the City to maintain a commercial fishing/recreational boating berthing ratio of 1:1in
the Harbor. This policy was written years ago & a time when the 1:1 ratio for the Harbor was
accurate. Commercia fishing berths now occupy only one-third of the berthing spaces in the
Harbor. Coastal Act Sections 30234 and 30703 recognize that the commercial fishing industry is
important to the State of California and requires that ports shall not reduce existing commercial
fishing space unless the demand for such space no longer exists or adequate alternative space has
been provided. Given that commercial fishing stocks are in serious decline in many areas of the
Pacific (see discussion above), policy m. has been modified to require that the City monitor the
status of the local fishing industry and provide facilities for commercial fishing as necessary,
depending on demand, consistent with Coastal Act Section 30703. In addition, the modified policy
requires that the City ensure that recreational boating facilities do not impede or interfere with the
commercia fishing industry, consistent with Coastal Act Section 30234. To further protect the
commercia fishing industry, new policy n. requires the City to provide informal areas for net
mending in the waterfront area.

Commercial Fishing and Recreational Boating New Policies 0. and p.

In 2002, severa cruise ship companies stated their intention to dock in Monterey Bay and transport
cruise ship passengers to the Monterey Harbor, whereupon they will visit the City of Monterey and
other points of interest in the area.  The Harbor LUP was not submitted with any policies to
address the specific potential impacts of cruise ship operations, which include water quality
impacts and potential overcrowding of the passenger loading/unloading dock in the Harbor. New
Commercial Fishing and Recreational Boating Policy o. requires the City to communicate with
cruise ship companies to ensure that these companies comply with regulations regarding safety and
protection of natural resources, consistent with Coastal Act Sections 30210, 30230, 30231, and
30232. In addition, new policy p. requires the City to employ measures to avoid adverse impacts
of onshore cruise ship operations on Harbor public access amenities, consistent with Coastal Act
Section 30212.5.

Commercial Fishing and Recreational Boating— L CP Implementation M easures

Proposed L CP implementation measures a. and c. (which called for development of regulations to
prevent moored boats in the outer harbor from blocking the marina channel, and for establishment
of a forma Harbor Committee) have been implemented and thus may be deleted. Please see
Modification #27.

Conclusion

Therefore, as modified, the Commercial Fishing and Recreational Boating component of the
Harbor Segment Land Use Plan is consistent with the recreation and marine environment policies
of the Coastal Act.

I. Public Works, Parking, and Circulation
The following section of Coastal Act pertain to the provision of adequate public parking,
circulation, and sewage facilities to serve development in the Harbor LUP area:
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Section 30212.5. Wherever appropriate and feasible, public facilities, including
parking areas or facilities, shall be distributed throughout an area so as to mitigate
against the impacts, social and otherwise, of overcrowding or overuse by the public of
any single area.

Section 30250(a). New residential, commercial, or industrial development, except as
otherwise provided in this division, shall be located within, contiguous with, or in close
proximity to, existing developed areas able to accommodate it or, where such areas are
not able to accommodate it, in other areas with adequate public services and where it
will not have significant adverse effects, either individually or cumulatively, on coastal
resources. In addition, land divisions, other than leases for agricultural uses, outside
existing developed areas shall be permitted only where 50 percent of the usable parcels
in the area have been developed and the created parcels would be no smaller than the
average size of surrounding parcels.

Section 30252. The location and amount of new development should maintain and
enhance public access to the coast by (1) facilitating the provision or extension of
transit service, (2) providing commercial facilities within or adjoining residential
development or in other areas that will minimize the use of coastal access roads, (3)
providing nonautomobile circulation within the development, (4) providing adequate
parking facilities or providing substitute means of serving the development with public
transportation, (5) assuring the potential for public transit for high intensity uses such
as high-rise office buildings, and by (6) assuring that the recreational needs of new
residents will not overload nearby coastal recreation areas by correlating the amount of
development with local park acquisition and development plans with the provision of
onsite recreational facilities to serve the new devel opment.

Section 30254. New or expanded public works facilities shall be designed and limited
to accommodate needs generated by development or uses permitted consistent with the
provisions of this division; provided, however, that it is the intent of the Legislature that
State Highway Route | in rural areas of the coastal zone remain a scenic two-lane road.
Special districts shall not be formed or expanded except where assessment for, and
provision of, the service would not induce new development inconsistent with this
divison. Where existing or planned public works facilities can accommodate only a
limited amount of new development, services to coastal dependent land use, essential
public services and basic industries vital to the economic health of the region, state, or
nation, public recreation, commercial recreation, and visitor-serving land uses shall not
be precluded by other development.

L UP References: Chapter I1-D, Public Works, Parking, and Circulation

Wastewater Treatment Capacity and Facilities: The local sewage collection system is under
the jurisdiction of the City of Monterey’s Public Works Department. The regional transmission,
treatment, and disposal of wastewater is the responsibility of the Monterey Regiona Water
Pollution Control Agency, which operates a pump station at the abandoned Monterey Wastewater
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Treatment Plant on the eastern end of the U.S. Navy property. The treated wastewater is
discharged near the City of Marinain north Monterey County at an outfall approximately 7,200 feet
offshore. There are no treatment capacity problems directly associated with present or proposed
facilitiesin the Harbor LCP area.

Circulation: Long-term major circulation improvements include widening of Del Monte Avenue
between Camino El Estero and Sloat Avenue and possible development of a roundabout at
Figueroa Street and the entrance to Wharf No. 2.

Parking: The Harbor LUP planning area for the City of Monterey is an entirely urban waterfront
area dominated by visitor-serving and recreational uses. Major parking lots within the planning
area are heavily used year round and fully used on weekends and during the summer. Proposed
parking improvements include a possible parking structure on the west Catellus site,
reconfiguration of existing public parking lots on the Catellus east and west sites, and public
parking improvements on the north side of Del Monte Avenue between Park Avenue and Sloat
Avenue, following the purchase of these lands through the City’ s opportunity buying program.

Public Works, Parking, and Circulation — Cited Coastal Act Policies: This section of the Land
Use Plan cites a number of Coastal Act policies regarding public works, parking, and circulation,
with which the LUP policies must be consistent. Coastal Act Section 30212.5 is mistakenly cited
as Section 30212 in the submittal. In addition, the submittal does not cite Coastal Act Section
30250(a), which requires that new development be located in existing developed areas with
adequate public services. Modification #28 correctly cites Coastal Act Section 30212.5 and adds
Coastal Act Section 30250(a) to the Harbor LUP.

Public Works, Parking, and Circulation — Existing Conditions Text: As stated above, the
Existing Conditions text was written in the early 1980s. The City has made few updates to the
Existing Conditions section during the intervening years. For example, Existing Condition e. states
“Lighthouse Curve is also proposed for widening.” This has been accomplished. Also, Existing
Condition f. mentions the wastewater treatment plant on the U.S. Navy property (in the Del Monte
Beach LUP planning ared). This wastewater treatment plant has been abandoned and only a pump
station is operated at this location. Commission staff has revised the text of the Public Works,
Parking, and Circulation Existing Conditions to reflect current conditions in the Harbor area
Please see Modification #29 for these updates.

Public Works, Parking, and Circulation —Figures8 & 9

Figures 8 and 9 in the Public Works, Parking, and Circulation section are out of date. For
example, Figure 8 does not show existing parking along Monterey Bay Park. Also, the legend
refers to the “Unimproved Recreation Trail,” which was developed years ago. The legend in
Figure 9 needs to be updated to show completed and proposed road-widening phases and to show
new and proposed parking areas, such as along Monterey Bay Park. To ensure that the LUP
contains up-to-date figures regarding Public Works, Parking, and Circulation, Modification #30
requires specific updates to Figures 8 and 9.

Public Works, Parking, and Circulation — Policies— M odification #31
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Palicies a., c., and New Policy j. Policies a. and c. require, in part, that specific projects be
completed, such as the widening of Lighthouse Curve and development of the recreationad trail.
These projects have been completed and the policies are modified to reflect this. In addition,
policy c. is modified to reflect the City’s stated wish to widen the recreation trail; the modified
policy aso requires the City to continuing maintaining the recreation trail. New policy j. requires
that new development not preclude possible future restored rail service and associated shuttle
service in the Harbor LUP. These nodifications provide consistency with Coastal Act Section
30252, which requires maintenance and enhancement of public access to the coast, including
extension of transit service and the provision of non-automobile circulation.

Public Works, Parking, and Circulation Policies d and e., Deleted Policy k., New Policies k.,
[.,and m.

These policies address development on the Catellus east and west parcels, which were purchased
between 2000 and 2002 by the City. The City has developed a “Catellus Properties Fhased
Improvement Plan” to address development issues on these parcels. Although the Plan has not yet
been approved by the City Council, the policies in the LUP have been modified and new policies
have been added to reflect the City’s stated wishes regarding these properties. The policies,
however, are flexible to alow for possible changes to the Plan. Proposed policy d. has been
modified to allow for development of a parking structure on the west Catellus parcel (consistent
with Coastal Act Section 30252), provided it does not block coastal views, consistent with
Coastal Act Section 30251. Proposed policy k. provides parking generation factors for new or
expanded development. This type of information is more appropriate in an implementation plan
and tus proposed policy k. is deleted. New policy k. requires that reconfiguration of existing
parking lots on the Catellus sites shall provide improved circulation and additional public parking,
consistent with Coastal Act Section 30252. Proposed policy e. requires pull-through trailer
spaces on the east Catellus property. Under the proposed Catellus Plan, these spaces would be
provided on the west Catellus property. Modified policy e. and new policy I. reflect this change.
Finally, new policy m. requires that development of new parking lots provide adequate water
quality protection, consistent with Coastal Act Sections 30230 and 30231.

Public Works, Parking, and Circulation Policy g. Proposed policy g. provides for increasing
wastewater treatment capacity. This policy was written when the City was envisioning additional
commercia development along Del Monte Avenue. Instead, much of this land has been converted
to open space (e.g., Monterey Bay Park). In addition, the Catellus Plan calls for a reduction in the
number of buildings on the east parcel and more public space. Given the reduction in the amount
of development proposed in the Harbor LUP planning area and the fact that the City has a more
than adequate wastewater treatment capacity, proposed policy g. is no longer necessary and thus is
deleted.

Public Works, Parking, and Circulation Policies i. and j. (Renamed as Policies h. and i.).
Proposed policy i. (renamed as policy h.) requires the City to develop a parking program that
identifies parking needs and correlates new development with available parking. The proposed
policy allows for off-site parking that would still adequately serve the harbor area. The modified
policy requires that any off-site parking adequately serve visitor demand, consistent with Coastal
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Act Section 30252. Proposed policy j. (renamed as policy i.) alows off-site parking for new or
intensified development where on-site parking is not feasible. This policy is modified to require
that any off-site parking be located in the vicinity of the development, consistent with Coastal Act
Section 30212.5.

Public Works, Parking, and Circulation Policy f. Proposed policy f. requires that al new or
intensified development provide adequate parking. The policy has been modified to provide
clearer language and to ensure that the definition of “intensified uses’ is not restricted to the two
definitions in the policy.

Public Works, Parking, and Circulation — L CP Implementation M easures
Proposed LCP Implementation Measure a., which required development of a parking program to
provide convenient parking for marina boat owners and coastal dependent users of Wharf No.2,
has been implemented and thus may be deleted. Please see Modification #32.

Conclusion
Therefore, as modified, the Public Works, Parking, and Circulation component of the Harbor
Segment Land Use Plan is consistent with the development policies of the Coastal Act.

J. Coastal Visual Resources
Section 30251 of the Coastal Act provides for the protection and enhancement of coastal visual
resources and states:

The scenic and visual qualities of coastal areas shall be considered and protected as a
resource of public importance. Permitted development shall be sited and designed to
protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of
surrounding areas, and, where feasible, to restore and enhance visual quality in visually
degraded areas. New development in highly scenic areas duch as those designated in
the California Coastline Preservation and Recreation Plan prepared by the Department
of Parks and Recreation and by local government shall be subordinate to the character
of its setting.

LUP References: Chapter 111-A, Coastal Visual Resources

Background: The coastal visua resources of the Monterey Harbor LUP area include vistas of
Monterey Bay and the associated shoreline, views across Monterey Bay to the shoreline and
mountains to the north and east, as well as views of boats in the Harbor and commercia fishing
activities. The submitted Harbor LUP' s visual policies protect views by requiring maintenance of
existing views, by prohibiting development of structures that will impede views, and by calling for
the acquisition and demoalition of buildings along Del Monte Avenue to open up views. However,
many of these policies, as well as the Existing Conditions text, have not been updated in many
years.

Coadstal Visual Resources — Cited Coastal Act Policy 30251: The Coastal Visua Resources
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section cites Coastal Act Section 30251. In the current submittal, there is a minor inaccuracy in
the language of Coastal Act Section 30251. Modification #33 corrects this minor inaccuracy.

Coastal Visual Resources — Existing Conditions Text: As stated above, the Existing Conditions
section of the LUP was written in the early 1980s. The City has made few updates to the Existing
Conditions section during the intervening years. For example, Coastal Visua Resources Existing
Condition a. states, “The views from and along Del Monte Beach are magnificent but are
primarily limited to viewing points on the beach because of structures and sand dunes along
Del Monte Avenue.” Since the above was written, many of the mentioned structures have been
demolished and the views from Del Monte Avenue have been opened up. Also, the submitted LUP
does not describe recent public purchases of property in the Harbor LUP area, such as the east and
west Catellus properties. Commission staff has revised the text of the Coastal Visual Resources
Existing Conditions to reflect current conditions in the Harbor area. Please see Modification #34
for these updates.

Coadtal Visual Resources—Figures10 & 11

Figures 10 and 11 in the Coastal Visual Resources section are out of date. For example, Figure 10
shows that public views between Camino el Estero and Camino Agugjito are largely blocked by
existing structures. However, the mgjority of these structures have been demolished and the view
has been opened up. In addition, Figure 11 shows the east Catellus site designated as “ SP
Property,” which is no longer true. To ensure that the LUP contains up-to-date Figures regarding
Coastal Visual Resources, Modification #35 requires specific updates to Figures 10 and 11.

Coastal Visual Resour ces Policies — M odification #36

Many of the submitted Coastal Visua Resource policies need to be modified to reflect changes
that have taken place in the Harbor area since the early 1980s or to address issues that were not
dealt with in the submi ttal, such as the recent purchase of the east and west Catellus parcels:

Coastal Visual Resources Palicies b. and e and new policy j. Proposed policy b. requires
incorporation of bay shore and harbor views upon development of the recreational trail around
Lighthouse Curve. This policy has been implemented. The modified policy requires maintenance
and enhancement of the coastal views from the recreation trail, consistent with Coastal Act Section
30251. In addition, the City has recently purchased the west Catellus site and has preliminary
plans to reroute a portion of the recreation trail through this area. Modified policy b. requires the
realigned trail to be located as close as possible to coastal waters, to provide users of the trail
with enhanced ocean views. Proposed policy e. protects lateral views along Monterey Beach by
not alowing development on the sandy beach. The required modification updates the policy by
removing the outdated reference to the Southern Pacific parcel. This modification also amends the
policy to include a reference to the recently acquired east Catellus parcel and requires that any
new development on this parcel shall improve the visua appearance of the area, consistent with
Coastal Act Section 30251. This policy is further modified to continue to require the
undergrounding of utilities, except for high transmission power lines, which City staff states would
be problematic to place underground. Language in proposed policy e. regarding exceptions to
allowable development on the sandy beach has been stricken in this section of the LUP but has
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been added to the more appropriate sections of “Locating and Planning New Development” and
“Public Recreation.” New policy j. is necessary to ensure that new fences, walls, and landscaping
(proposed as part of the Catellus property redevelopment) do not block harbor views.

Coastal Visual ResourcesPaliciesc., d., and h. Proposed policy c. prohibits structural or other
blockage of existing vista points from specific areas in the Harbor LUP area. The modified policy
adds Monterey Bay Park, which was developed in part to open up views along Del Monte Avenue,
to this list of specific areas. Proposed policy d. calls for enhancement of view corridors from
specific streets. This policy has been implemented through the purchase and demolition of many
structures along Del Monte Avenue. The modified policy requires protection of ocean views and
also requires that any new development be visualy compatible with the character of the
surrounding harbor area, consistent with Coastal Act Section 30251. Proposed policy h. required
the raising of the Del Monte Avenue roadbed to create more dramatic views of the Harbor area.
Thisis no longer a priority for the City. Public purchase and demolition of many of the structures
along Del Monte Avenue, as well as the development of Monterey Bay Park, have opened up
dramatic bay views from Del Monte Avenue, consistent with Coastal Act Section 30251. Thus,
proposed policy h. isno longer necessary and is del eted.

Coastal Visual Resources Policy f. The proposed policy has been updated to acknowledge the
development of Monterey Bay Park and the public acquisition of a number of properties dong Del
Monte Avenue. In addition, new policy language requires that, upon acquisition of the two
remaining privately held parcelsin “Area A” along Del Monte Avenue, as well as propertiesin
“AreaB,” the City shall remove the structures on the property to open up public views, consistent
with Coastal Act Section 30251.

Coastal Visual Resources New Policy h. Proposed Appendix B contains architectural control
policies that protect views from and along Fisherman's Wharf. (This Appendix is renamed as
Appendix A and is modified to include architectura control standards for Fisherman’s Wharf that
were inadvertently left out of the submittal — see Modification #41). New policy h. will require
adherence to these architectural control policies.

Coastal Visual ResourcesPolicy i. The proposed policy provides priorities for implementation
of the Monterey State Historic Park General Plan. Two of the three priorities (the planting of lawn
in Custom House Plaza to create picnic areas and removal of a portion of a wall to open up the
view of the Pacific House) have been accomplished. Modified policy i. updates this policy
regarding implementation of the above priorities and continues to require preservation of historic
cypress trees on State Parks historic properties within the City.

Conclusion
Therefore, as modified, the Coastal Visual Resources component of the Harbor Segment Land Use
Plan is consistent with the visual resource policies of the Coastal Act.

K. Locating and Planning New Development
The following sections of the Coastal Act guide land use and development locations and
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intensities.

Section 30213. Lower cost visitor and recreational facilities shall be protected,
encouraged, and, where feasible, provided. Developments providing public recreational
opportunities are preferred. The commission shall not: (1) require that overnight room
rentals be fixed at an amount certain for any privately owned and operated hotel, motel,
or other similar visitor-serving facility located on either public or private lands; or (2)
establish or approve any method for the identification of low or moderate income
persons for the purpose of determining eligibility for overnight room rentalsin any such
facilities.

Section 30221. Oceanfront land suitable for recreational use shall be protected for
recreational use and development unless present and foreseeable future demand for
public or commercial recreational activities that could be accommodated on the
property is already adequately provided for in the area.

Section 30222. The use of private lands suitable for visitor-serving commercial
recreational facilities designed to enhance public opportunities for coastal recreation
shall have priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.

Section 30223. Upland areas necessary to support coastal recreational uses shall be
reserved for such uses, where feasible.

Section 30234. Facilities serving the commercial fishing and recreational boating
industries shall be protected and, where feasible, upgraded. Existing commercial
fishing and recreational boating harbor space shall not be reduced unless the demand
for those facilities no longer exists or adequate substitute space has been provided.
Proposed recreational boating facilities shall, where feasible, be designed and located
in such a fashion as not to interfere with the needs of the commercial fishing industry.

Section 30244. Where development would adversely impact archaeological or
paleontological resources as identified by the State Historic Preservation Officer,
reasonable mitigation measures shall be required.

Section 30250(a). New residential, commercial, or industrial development, except as
otherwise provided in this division, shall be located within, contiguous with, or in close
proximity to, existing developed areas able to accommodate it or, where such areas are
not able to accommodate it, in other areas with adequate public services and where it
will not have significant adverse effects, either individually or cumulatively, on coastal
resources. In addition, land divisions, other than leases for agricultural uses, outside
existing developed areas shall be permitted only where 50 percent of the usable parcels
in the area have been developed and the created parcels would be no smaller than the
average size of surrounding parcels.

Section 30252. The location and amount of new development should maintain and
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enhance public access to the coast by (1) facilitating the provision or extension of
transit service, (2) providing commercial facilities within or adjoining residential
development or in other areas that will minimize the use of coastal access roads, (3)
providing nonautomobile circulation within the development, (4) providing adequate
parking facilities or providing substitute means of serving the development with public
transportation, (5) assuring the potential for public transit for high intensity uses such
as high-rise office buildings, and by (6) assuring that the recreational needs of new
residents will not overload nearby coastal recreation areas by correlating the amount of
development with local park acquisition and development plans with the provision of
onsite recreational facilities to serve the new devel opment.

Section 30255. Coastal-dependent developments shall have priority over other
developments on or near the shoreline. Except as provided elsewhere in this division,
coastal-dependent developments shall not be sited in a wetland. When appropriate,
coastal-related developments should be accommodated within reasonable proximity to
the coastal-dependent uses they support.

L UP Reference: Chapter 111-B, Locating and Planning New Devel opment

Background: The Coastal Act requires that new development be concentrated in areas where
services are available and be consistent with other policies of the Coastal Act (Section 30250(a)).
Coastal dependent development (both recreational and commercial) has priority over other
development (Section 30255) and coastal related development should be accommodated within
reasonable proximity to te coastal dependent uses they support. Facilities serving commercial
and recreation boating are protected and harbor space for these uses cannot be reduced (Section
30234).

Other policies give priority to visitor serving commercia recreation facilities (Section 30222);
protect oceanfront lands for public and commercia recreational use (Section 30221); reserve
upland areas needed to support coastal recreational uses (Section 30223); and protect and
encourage lower cost public recreational facilities (Section 30213).

Existing development in the Harbor LUP area primarily consists of visitor serving, recreational,
and coastal-dependent uses. The submitted LUP policies generally address the location and
intensity of new development with respect to protection of natural resources, visual resources, and
public access, and coordination with public works support systems (e.g., water, parking).
However, many of these policies, as well as the Existing Conditions text, require updating. In
addition, new policies are required that protect archaeological resources in the Harbor LUP area.

L ocating and Planning New Development — Cited Coastal Act Palicies

This section includes Coastal Act policies that guide land use and development locations and
intensities. Coastal Act Sections 30213 and 30255 are not cited in their entirety. Also, Coasta
Act Section 30244 is not cited properly and Coastal Act Section 30221 contains a typographical
error. Modification #37 adds the appropriate language to Coastal Act Sections 30213 and 30255,
corrects the error in Section 30221, and properly cites Section 30244.
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L ocating and Planning New Development — Existing Conditions Text

The Existing Conditions section of the LUP was written in the early 1980s. The City has made few
updates to the Existing Conditions text during the intervening years. For example, the submitted
LUP states that there is no central harbor maintenance facility. Such afacility has been devel oped
just outside the Coastal Zone. In addition, the submittal states that the City is studying appropriate
uses for the City-owned land occupied by the Doubletree tennis courts. This area has been
developed as a maritime museum. Commission staff has revised the text of the Locating and
Planning New Development Existing Conditions to reflect current conditions in the Harbor area.
Please see Modification #38 for these updates.

L ocating and Planning New Development — Figures 12, 13, 14, and New Figure 15

Figures 12, 13, and 14 are out of date. For example, in Figure 12 the Monterey Bay Park area
shows more commercial land use than now exists. Figure 13 shows Southern Pacific ownership of
the east Catellus site. Also, Figure 14 needs to be updated to show the current locations of harbor
facilities (e.g., mooring area, docking aress, etc.). Finally, the submittal does not include a Figure
detailing the location of archaeological resources in the Harbor area. To ensure that the LUP is up
to date regarding Locating and Planning New Development, Modification #39 requires specific
updates to Figures 12, 13, and 14, and also requires creation of new Figure 15 regarding
archaeological resources.

L ocating and Planning New Development — Policies — M odification #40

Paliciesa., b., c., d., and Deleted Policies|. and m.

Proposed policies a., b., c., and d. provide land use designations for publicly owned areas, the
lower Presidio property, the residentia Van Buren/Jackson Street area, and the Custom House
Redevelopment area. Modified policy a lists the allowable uses and development (primarily
public access and recreational enhancements) for the publicly owned areas of the Harbor area,
consistent with Coastal Act Sections 30213, 30221, and 30222. Modified policy b. deletes
language pertaining to the widening of Lighthouse curve (which has been accomplished) and adds
language to require the City to continue to operate the public military museum on the Presidio
property, consistent with Coastal Act Section 30223. Modified policy c. deletes reference to the
two City Urban Renewa parcels (which have been developed) and specifies allowable density
and height limitations for this residential area of the Harbor LUP area. Modified policy d. adds a
public use designation for the historic structures in the Custom House Redevelopment area and
designates existing hotel and other commercia development in this area, including Heritage
Harbor, as Custom House visitor serving commercial, consistent with Coastal Act Section 30222.
Allowable usesin this land use designation are defined in modified policy d.

Proposed policy |., regarding the designation of Heritage Harbor, is no longer necessary because
this information is contained in modified policy d. Proposed policy m. regarding converting the
City-owned tennis court site to public use has been accomplished with development of a maritime
museum on the site and thusis del eted.

L ocating and Planning New Development Policy f. Proposed policy f. states that permitted uses
on Fisherman’s Wharf should be those permitted in the Fisherman’s Wharf Master Plan. This

«

California Coastal Commission



102 | MTC-Harbor-Sub-R4 (Harbor LUP Re-Submittal) stfrpt 2.13.03.doc

policy is amended to reference Appendix C, which contains the Wharf Master Plan permitted use
policies.

L ocating and Planning New Development Policies h. and i. Proposed policiesh. and i. provide
designations and allowable land uses and development standards for the east and west Southern
Pacific parcels. Since these policies were written, the City has obtained these parcels (i.e., the
Catellus parcels). Modified policies h. and i. provide new land use designations and new
allowable uses on the east and west Catellus parcels. Specifically, the parcels shall be designated
Catellus multi-use. Allowable uses include parking, coastal dependent and coastal related uses,
open space, recreational and public serving uses, consistent with Coastal Act Sections 30213,
30221, 30222, 30223, 30252, and 30255.

L ocating and Planning New Development Policy j. and Deleted Policy k.

Proposed policy j. states that the City shall actively continue efforts to reestablish a visua park-
like (Monterey Bay Park) setting along Del Monte Avenue through acquisition of commercid land
and buildings. The proposed policy aso designates allowable uses on this land following public
purchase. The policy is modified to acknowledge that much of the development of Monterey Bay
Park has taken place and requires the City to continue to develop the park-like setting along Del
Monte Avenue, consistent with Coastal Act Sections 30213 and 30221. This policy is aso
modified to require that development of these properties not interfere with potential restoration of
rail service to Monterey and allows for a portion of this land to be used to widen the north side of
Del Monte Avenue (see Public Works, Parking, and Circulation section of this report for further
discussion of these issues). The language from proposed policy k. (regarding designation of the
remaining commercial properties along Del Monte Avenue) has been transferred to proposed
policy j; thus policy k. may be deleted.

Locating and Planning New Development New Policy k. A portion of the Monterey State
Historic Park is located within the Harbor LUP boundaries. This new policy encourages the City
to work with State Parks on any future update of the 1983 Monterey State Historic General Plan,
consistent with Coastal Act Section 30213.

Locating and Planning New Development New Policies |., m., n., and Deleted Policy n.
Proposed policy n. requires the City to require an archaeologica reconnaissance during initia
environmental review of proposed development, in areas of archaeological sensitivity as
determined by the State Historic Preservation Office. Proposed policy n. also requires reasonable
mitigations as a condition of development in archaeologically sensitive areas. New policiesl., m.,
and n. provide up-to-date requirements for development in archaeologicaly sensitive areas,
including requiring an archaeological/paleontologica survey by a qualified professiona in
consultations with the State Historic Preservation Officer, requiring that new development protect
and preserve archaeological, paleontological, and historical resources to the maximum extent
feasible, and requiring on-site monitoring by a qualified archaeologist during specific
development activities on archeologically sensitive sites. These modifications provide enhanced
protection of archeological resources, consistent with Coastal Act Section 30244.

Locating and Planning New Development Deleted Policy p. Proposed policy p. requires
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establishment of a youth hostel in the Harbor LUP area.  Since this policy was written, a youth
hostel has been located on Hawthorne St., less than two miles from the Harbor LUP area. Given
the close proximity of this hostel to the Harbor LUP area, this policy is no longer necessary.

Conclusion
Therefore, as modified, the Locating and Planning New Development component of the Harbor

Segment Land Use Plan is consistent with the development policies of the Coastal Act.

IV. California Environmental Quality Act (CEQA)

Section 21080.9 of the Public Resources Code (CEQA) exempts loca governments from the
requirement of preparing an environmental impact report (EIR) in connection with a Loca Coastal
Program (LCP). Instead, certification of an LCP by the Coastal Commission is subject to the
requirements of CEQA. The Coastal Commission’s regulatory program involving the preparation,
approva and certification of local coastal programs has been certified by the Resources Agency
under Public Resources Code Section 21080.5 as the functional equivalent of CEQA review. Asa
result of this certification, the Coastal Commission is exempt from the requirement of preparing an
EIR in connection with alocal coastal program. As set forth above, the Commission finds that the
City of Monterey Harbor Land Use Plan as modified conforms with the Coastal Act policies
regarding protection of the environment. The Commission finds that approval of the modified
Land Use Plan will not result in significant adverse environmental impacts within the meaning of
CEQA. The Commission further finds that there are no feasible aternatives or additional
mitigation measures that would substantially lessen any significant adverse impact on the
environment from approval of the Land Use Plan as modified.
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